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EXECUTIVE SUMMARY

In November 1997 the City of Tygerberg held an Indaba with major landowners and other
interested and affected parties in the Elsieskraal River Valley (ERV). The Indaba concluded that
an overall growth management strategy co-ordinated by the major l[andowners was needed in
order to grow the ERV to its full potential. In March 1998 The Waterfront Team was appointed by
the ERV Partnership, a grouping of the landowners and the City, to take this thinking further.

The Waterfront Team's brief was to produce a Development Framework which focuses on
policies for improving and upgrading the public environment with the aim of improving the
functions, operations and interrelationship of the main stakeholders. In this way, it was
suggested, land values would be maintained and passibly increased with an expansion in the
rates base of the City of Tygerberg. The Development Framework was to be supported by a
study on development bulk/services capacity analysis and infrastructure costing. It was intended
that the Development Framework would form the basis of a strategic growth management plan
for the ERV.

With this brief, The Waterfront Team analysed the context of the ERV (Sections 3, 4 and 5) and
the local environment in terms of the natural and built environment (Sections 6 and 7). Following
this analysis and an assessment of development opportunities and constraints in the ERV
(Section 8), a Development Framework Plan (Section 9} was produced.

As agreed at the November 1997 Indaba, the vision forthe ERV is that:

“THE ELSIESKRAAL RIVER VALLEY BECOMES A MAJOR MULTI-PURPOSE REGIONAL
DESTINATION AND A KEY BUILDING BLOCK IN THE FINANCIAL BASE AND IDENTITY OF
THE NEW CITY OF TYGERBERG".

Added to this, the Waterfront Team sees the ERV becoming a special environment highly suitable
for office development. [n providing a physical framework as a vehicle for achieving this vision,
this document provides policies on four major compenents, namely a Bulking and Land Use Plan
(Section 10), a Public Space and Urban Design Framework (Section 11}, a Movement and
Parking Framework and a Landscaping and Greening Framework (Section 13). The financial
implications of this planning have been assessed (Section 158} and an organisational structure
(Section 16) for implementing the Development Framework has been recommended.

The Development Framework Plan identifies the key physical elements which will shape future
development in the ERV, These are:

1. The two north-south vehicular routes of the Durban Road corridor and Carl Cronje Drive.

2. Three east-west connecting roads (Mispel Road, Bill Bezuidenhout Drive and Old Oak
Road).

3. Two new compoenents of the road infrastructure (N1 off-ramp and/or link road between

Hoheizen and Carl Cronje Drive).

4. Two different types of north-south pedestrian routes, (one associated with the river
corridor west of Carl Cronje Drive, the other, associated with developments on Willie van
Schoor Drive) with at least one clearly defined east-west pedestrian connection.

5. An open space network which provides a link between the varicus forms and elements in
the ERV.
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This Development Framework also includes development policies which, if applied, are intended
to produce a public environment beneficial to all ERV Partners and members of the public.

These palicies are :

1. Development Bulk Policies

141 Permit additional development rights on University of Stellenbosch and City of Tygerberg
land up to 370 500 m? subject to a detailed traffic impact assessment.

1.2 in those precincts with existing retail development rights, permit office development
instead of retail development subject to standard environmental, town planning and traffic
considerations.

1.3 Other than the sites identified above, rezoning applicaticns for properties within the ERV
which aftract significant increases in commercial andf/or office bulk should not be
favourahly considered by the City of Tygerberg.

2. Land Use Policies

2.1 Achieve a rich and diverse urban environment by promoting a balanced and reinforcing
mix of activities.

2.2 In order to promote the long term economic sustainability of the ERV, the development
precincts should be integrated through the use of pedestrian and vehicular linkages.

23 The withdrawal of the reversionary clause should be negotiated between the University of
Stellenbosch and City of Tygerberg in order to develop the university land for a mix of
education, residential, offices and commercial purposes.

24 The benefits of developing the existing Golf Driving Range site for commercial use should
be assessed.

25 The amount of land on the Sportika site north of the Velodrome which could be released
for development should be assessed. This development should complement and
reinforce the Velodrome, such as an office development, conference facilities, a training
academy or hotel.

28 Develop the Mini-Cape site fo its full potential subject to

a) developing an alternative site for the Bowling Ciub;

b) a detailed financial assessment of the potential benefits for the City of Tygerberg;
and

c} recommendations on implementing an open space network as indicated in this

Development Framawork.

27 Higher density residential development should form the transition between the ERV and
the lower density residential areas to the west and south.
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3.1

3.2

3.3

3.4

3.5

3.8

3.7

3.8

4.1

4.2

4.3

4.4

4.5

Public Space Policies

The creation of a network of publicly-accessible urban spaces of varying character and
size and that relate to the adjacent land uses and activities, should be encauraged.

A continuous landscaped public pedestrian walkway should be developed along the
entire length of the western edge of Carl Cronje Drive and where appropriate, incorporate
the river course itself as the main defining efement.

Development on private land to the west of this walkway should be encouraged to permit
access off this walkway and the river system at designated points.

Parking areas and access roads in developments flanking Willie van Schoor Drive should
allow for a safe north-south pedestrian route.

The parking areas to the north and south of the Velodrome/Bellville Stadium should be
developed into multi-functional public spaces.

Public areas should be planned and designed to ensure safety, management and control.
This includes adequate lighting and visibility.

The technical and financial feasibifity of building elevated pedestrian bridges across Bill
Bezuidenhout Drive and Carl Cronje Drive should be investigated.

i

The southern portion of the Mini-Cape site should be designated as public open space
and allow for related tourist and leisure facilities.
Urban Design Policies

Development and land uses along the Eisieskraal River should contribute to the
continuity of the public walkway system.

Opportunities to create defining urban elements on appropriate sites such as landmark
buildings, spaces and features should be explored.

Views and vistas should inform and guide building location and height.

The natural features of the Valley, i.e. the Elsieskraal River and escarpment should
inform the location, scale and height of buildings.

The crientation and scale of buildings should relate to the public environment.

The Waterfront Team/ERV Parinership/98973/Development Framework August 1998
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5.2

5.3

5.4

5.5

5.8

6.1

6.2

6.3

6.4

8.5

6.6

6.7

Movement and Parking Policies

Improvements to the network in the East Service Area of the City of Tygerberg, which will
alleviate the negative impacts of through-traffic in the ERV, should be identified and
implemented. ’

The individual development propoasals which require an increase in bulk, changes to land-
use andfor changes in access arrangements should be evaluated in conjunction with
detailed traffic impact assessments.

Well-located parking areas which can be shared between ERV Pariners, should be
developed.

The technical and financial feasibility of developing a parking facility to address the
shortage of parking on the Durban Road Corridor should be investigated; such a
development would be subject to a traffic impact assessment.

A public transport system within and to the study area from the Bellville CBD should be
promoted as part of the long term transportation improvements in the ERV and East
Service Area.

The cost calculations of the N1 half-diamond and access road from Hoheizen should be
updated and the technical and environmental aspects should be evaluated by the City of
Tygerberg prior to engaging with the appropriate authorities to obtain approval for these
proposals.

Landscaping and Greening Policies

An overall planting theme should be created for the Valley. This theme should be based
on indigenous species.

The natural river course should be enhanced through appropriate landscaping and every
effort should be made to provide a natural course and finish for canalised areas.

A suitable portion of land to the west of Carl Cronje Drive should be identified and
landscaped for the purpose of a continuous public pedestrian walkway.

The pedestrian spine and river area should be landscaped in accordance with the
requirements of the stormwater system, the natural and visual attributes of the area and
the movement patterns of vehicles and pedestrians entering properties to the west of the
walkway.

The eastern edge of Carl Crenje Drive should be landscaped and the median planted to
create a boulevard. This should be done in accordance with a co-ordinated landscaping
plan.

The urban walk along Willie van Schoor Drive should be landscaped to provide a safe
and user-friendly environment.

The edge of Bill Bezuidenhout Drive should be landscaped to reduce the scale of the
road and create a sense of place.
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6.8 The parking area to the south of the Bellville Stadium should be enhanced through
appropriate hard and soft Jandscaping.

6.9 The parking/pedestrian area to the north of the Veloedrome should be enhanced through
appropriate hard and soft landscaping.

6.10  The "Forecourt” park on the Mini-Cape site should be landscaped to provide an entrance
to the river-walk and allow for a variety of uses.

6,11  The escarpment and sensitive slopes should be protected, stabilised and planted.

6.12  Valuable tree lines should be retained and appropriate screenplanting should be provided
to separate different uses and activities.

6.13  Screenplanting should be considered to soften the edge of the Waste-Tech site.
6.14 The ERV Partnership and PAWC should resolve the development/non-development and

landscaping of the visually important site on Durban Road/Willie van Schoor Drive at the
southern entrance to the ERV. In the interim, the proliferation of mabile signs should be

curtailed.
7. Management Policy
7.1 An organisational structure similar to that of a Business Improvement District (BID) should

be established in order for the ERV Partnership to contral and manage development in the
ERV for the benefit of all ERV Partnership members.

7.2 A safety and security plan should be prepared to ensure the management of activity and
movement within the area.

A significant finding of the study is that if all development rights are taken up in the next 20 years,
over 29 Q00 permanent jobs could be created. While it is not the purpose of this study to assess
whether this rate of growth will occur, it is postulated that the implementation of the above policies
will improve the chances of achieving this rate of growth. For this reason it is important that the
ERV Partnership continue with the level of co-operation achieved during the compilation of this
report,
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Page 1

1.0 INTRODUCTION & BRIEF

1.1.

The Elsieskraal River Valley (ERV) or ‘Tyger Valley' as it is more commonly knawn, has over the last
ten years enjoyed phenomenal growth and development to become a popular destination for an aray
of activities. As recently as the early 1980's most of the Valley was still used for the mining of clay and
stone, but the construction of the Tyger Valley Centre marked a new phase during which the area
developed into a high quality regional destination.

Today, the ERV is not only known for its shopping facilities. The various A-grade office developments
have shaped its reputation as a sought-after corporate address. Furthermore, the multifunctional
sporting facilities that are located in the Valley have played host to a variety of events. lts ceniral
location within the context of both the City of Tygerberg and the Cape Metropolitan Area makes the
ERV highly accessible and has supported the economic viability of its development.

Apart from its central location and the variety of activities on offer, the underlying success factor that
has set the ERV apart from the rest is its unique physical environment. The Elsieskraal River, natural
ascarpments and remnant water-filled quarries are testimony to this environment. In addition, is
proximity to the agricultural hinterland provides exciting opportunities for both economic and tourism
development.

In the context of competing metropolitan-wide projects there is a need for the ERV to retain its
competitive edge in the market place. Acknowledging this need, the City of Tygerberg is seeking to
provide a planning framework which capitalises on the above assefs and stimulates long term
econamic growth,

The ERV Partnership, which entails the close co-operation of all stakeholders in the planning,
financing, development and management of the public environment, is the first step towards achieving
these goals.

Background To The Elsieskraal River Valley Development Framework

The City of Tygerberg initiated discussions between itself, the landowners, and other major interested
and affected parties within the ERV at an Indaba that was held in November 1997. The aim was to
reach agreement on a possible new vision for the area and a framework for future co-operation
between the major landowners. It was the first important step forward for land development in the
Elsieskraal River Valley. At the Indaba the need for a joint venture between all stakeholders in the
area was identified. With a large percentage of the total approved bulk rights still undeveloped, the
astablishment of the ERV Partnership was regarded as necessary to ensure that further development
takes place in an integrated manner and within an overall growth management strategy.

In February 1998 the Waterfront Team was approached to formulate a Development Framework for
the Elsieskraal River Valley as the first step towards a growth management strategy for the Valley.
The Waterfront Team, together with its specialist consultants (Figure 1) were appointed and the study
commenced in March 1998.

Figure 1 STUDY TEAM
THE WATERFRONT TEAM
Consutting Division of
Victorla & Alfred Waterfront (Pty! Lid
Lcstudv Co-ordination
in assoclation with
Dr Phillp Theron MLH leftares & Green
Architects Tratfic & Transportation
Urban Economist & Planners Englineers
Cost Scenarios Urtan Planning Traffic impact of
Bulk Scenarios
Financial Input Urban Design Transportation
Input
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1.2.

Brief

The purpose of the study was to establish an optimal development scenario for the ERV and to provide
performance criteria for the management and development of the various identified components of the
public environment (Figure 2). The Development Framework report focuises on policies for improving
and upgrading the public environment. The aim of these palicies is to improve the functions,
operations and interrelationships of the main stakeholders, thereby maintaining and possibly,
increasing their land values, and so expanding the rates base for the City of Tygerberg.

The recommendations contained in the Development Framework are supported by a study on
development hulk/services capacity analyses and infrasiructure caosting which will enable the City of
Tygerberg to prioritise the funding of future infrastructure required in the area.

The study was completed within 12 weeks and followed by presentations to ERV Partnership members
and the Consuitative Forum. Figure 3 indicates the major components of the study. This report has been
reviewed in light of comments received from ERV Partnership and Consultative Forum members.

Figure 2 STUDY AIMS

DEVELOPMENT FRAMEWORK I

|}
POLICIES
improve & Upgrade Pubiic Environment

——dmﬁL
. —]

Improve Functions, Maintaln / Improve
Operations & Intefrelationships Land values
of Maln Stakeholders €
Manage Crowth & Assass Bulk
Iinfrastructure Capacities in terms
of Development Scenarios

Figure 3 PRODUCTS OF THE STUDY

ELSIESKRAAL RIVER VALLEY U 3
DEVELOPMENT FRAMEWORK

R

RECOMMENDATIONS
ON PUBLIC / URBAN
ENVIRONMENT

i | SE—
[ | masmg— ]

Land Use &} Urban Deslgn Movement & § | Landscaping

Bulking Plan Framework Parking Plan Framework
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20 THE STUDY AREA

2.1

For the purpose of this study, the ERV can broadly be defined as the area bound by Angelier Park and
the Old Oak Road Extension to the north, Willie van Schoor Drive to the east, and the N1 freeway to
the south. To the west Hoheizen, Welgemoed and the Beliville Golf Course border it. The ERV covers
a total area of 204 ha (Figure 4).

Historical background

Hume Pipe Company originally cwned the bulk of the land in the Valley and utilised the site for clay
mining and guarrying stone. Besides the mining rights, the company also had industrial zonings for
portions of the property. The then Municipality of Bellville bought the land from Hume Pipe in 1979
because of a concern that the development of these industrial rights would negatively effect the
surrounding residential areas. In 1980 the Municipality sold 68 ha of land to the University of
Stellenbosch for the establishment of a satellite campus. The donation was subject {o a restrictive
condition that if the property was developed or sold for a use other than educafion, ownership of the
Jand would revert back to the Council. The reversionary clause is still applicable.

The prison on the northern part of the study area was originally built for the purpose of housing the
convict lahour that was used to quarry stone in the Valley. The stone was transported to the Bellville
Station by rail. With the closure of the prison, the railway line was removed, and the portion of land,
which today is owned by Propnet, was used by the then South African Transport Services (SATS) as a
nursery. SATS also sold some of their land to the University, who, based on their long term planning
for the development of a campus for 21 000 students, required additional land for sports fields.

In 1984 the Municipality appointed consultants to prepare a master plan for the development of a major
complex catering for 12 different sports codes, on 26,5 ha of fand to the east of Carl Cronje Drive.
Lack of finances however later forced both the Municipality and the University to alier their
development plans and sell off portions of their land. The University established only some of their
planned facilities as the need arose and sold off the land they bought from SATS to the Tyger
Waterfront Company.

The Tyger Valley Shopping Centre opened in 1985 in the midst of a major recession, and although
initially it was gecgraphically isolated, it provided an impetus for further development in the Valley. it
was from 1988 onwards that the Centre flourished. During the same period Metropolitan Life acquired
land next to the N1 freeway for the development of an office park and the Municipality approved the
constructicn of the Health & Racquet Club as a starting point for their sports complex. This was
followed by the construction of the Bellville Athletic and Cycle Tracks. The Municipality also sold off
14 ha of land to Sanlam for the development of an office park.

The implementation of three substitution schemes along the Willie van Schoor Drive/Durban Road two-
way couplet during the early 1990's was another important incentive that stimulated development in the
area.

It is mainly over the last ten years that the Valley has experienced rapid development and has
established itself as one of the fastest growing commercial and office nodes in the Cape Metropalitan
Area (CMA). It is however this rate of growth that has required the current landowners in the ERV to
work together and formulate a growth management strategy that will ensure the sustainability of the
existing and future development in the Valley.

The Waterfront Team/ERY Partnership/98973/Development Framework August 1998
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22

2.3

Role-players in the ERV Partnership

As stated at the first Landowners Indaba, the strength of the ERV Partnership lies in the diversity of the
stakeholders in the study area. The landowners range from private development companies, financial
organisations, to education, semi-public and public institutions.

Each of the landowners has particular needs and problems that can only be successfully addressed by
means of a co-operative approach as well"as particular abilittes and competencies that will be
beneficial to the partnership. The key success factor to sustainable growth in the ERV will be the
cooperation of all the stakeholders, The current ERV Partners are;

City of Tygerberg;

Metropolitan Life;

Monex,

Propnet;

Sanlam;

Santam,;

Tyger Terraces;

Tyger Valley Cenitre;

Tyger Waterfront Company, and

* & & ¢ & & & S 4 »

University of Stellenbosch

Ownership

Some of the properties in the ERV comprise a combination of erven. For the purpose of this study, the
erven are regarded as single land parcels. Ownership of the land parcels in the study area is as

follows:
¢ City of Tygerberg :

« Sportika (15,2 ha) - Contains the Bellville Athletics Track and Velodrome, as well as three
leased commercial sites

« Mini-Cape (7,26 ha) - Vacant except for Doordekraal substation and a portion used by the Old
Oak Bawling Club

+ Metropolitan Life :

« Parc du Cap/Metropolitan (8,29 ha) — Established office park and head office building currently
under construction

+ Commando (0,31 ha) - Bellville Commando building being redeveloped as a recreational facility
far Metlife staff

» Metlife is also a co-owner of the Tyger Valley Shopping Centre
+ Monex:

« Monex Waterfront (11,47 ha) —~ Vacant site with unigue natural features
+ Propnet

« Kenridge (21,3 ha) — Includes the old prison site as well as the most pristine portion of the
Elsieskraal River in the study area

¢+ Sanlam:

« Tijger Park (5,97 ha) — Established office park with new building under construction
+ Santam:

s The Santam Head Office (2,7 ha) — Two office btiildings developed

The Waterfront Team/ERY Partnership/98973/Development Framawork August 1988
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+ Tyger Terraces:
« Tyger Terraces (1,1 ha) — Vacant site of which a portion is used for parking for the sports facilities
¢+ Tyger Valley Centre:

» Tyger Valley Shopping Centre (22,2 ha) — Established regional shopping centre that is currently
being extended

+ Tyger Waterfront Company;
« Tyger Waterfront (11,99 ha) - Vacant site with unique natural features
+ University of Steflenbosch:

« Bellillepark Campus (60,6 ha) — Largely undeveloped site containing academic and campus
related residential buildings
+ Waste-Tech (11.5 ha) — Old quarries that were land filled by means of refuse

One strategic site has been included in the overall bulk calculations and design proposals although the
owner is not currently a member of the partnership. The site is:

+ The vacant Johnnic property (1.29 ha)

The total erf area of the land parcels under investigation is 182,18 ha. Some of the ERV Partners also
own other properties in the immediate surroundings. The focus of this study however is on the nearly
22 ha or 10% of land which is located beyond property boundaries. Before analysing the public
environment, the study addresses the contextual issues as well as planning and development forces
which have impacted on the ERV.

The Waterfront Team/ERY Parinership/98973/Development Framewark August 1898
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310 LOCATIONAL CONTEXT

3.1

3.2

3.3

Metropolitan Context

The ERV is centrally located within the CMA and enjoys good regional accessibility from both within
the CMA as well as the broader metropolitan functional region. it falls within the area of jurisdiction of
the Tygerberg Municipality (Figure 5).

The study area is located approximately 18km east of the Cape Town CBD and 10km north of the
Cape Town International Airport.

Tygerberg Municipal Area

The City of Tygerberg covers a geographical area of 421,79 km® and is home to approximately one
million people. It extends from the rural areas to the nerth of Durbanville, to Khayelitsha and the False
Bay coast in the south. Cape Town International Airport is located within the City of Tygerberg
Jurisdictional area. The total north-south distance is approximately 50 km (Figure 6).

Tygerberg is divided into six service areas of which the East and North Areas are the most important in
relation to the study area. The East Area, within which the ERV is located, has roughly the same
boundary as the cld Bellville Municipality. The East Area includes the Bellville CBD as its main urban
centre and has a population of approximately 120 000 people.

The urban development of North Area that mainly consists of farmlands, is focussed around the
Durbanville CBD. This impacts on the study area, because the Durbanville CBD and surroundings
have limited direct links with the urban areas in the CMA other than along Durban Road. The impact
of external traffic on the ERV is therefore an important consideration. The North Area has a population
of 45 000 people.

Local Context

The ERV is located within a local area that is mainly characterised by well-established, low-density
residential areas (Figure 7). The surrounding residential areas such as Hoheizen, Welgemoed and
Protea Valley to the west, Kenridge and Eversdal to the north, Ridgeworth, Oakdale and Stellenberg to
the east, and Boston to the south, comprise a combination of middle and higher income areas. Areas
such as Qakdale and Ridgeworth as well as the lower parts of Kenridge are under pressure from
commercial creep as the success of the ERV encourages new development proposals in the
residential areas immediately adjacent to the commercial development.

The ERV is also located in close proximity to the Bellville CBD and the Beilville station ta the south.
Both the CBD and station are within 3 km from the Valley and the City of Tygerberg is looking at
means of creating improved physical links between the two areas,

The Waterfront Team/ERV Partnership/38973/Development Framework August 1998
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40 PLANNING CONTEXT

4.1

Planning and development in the ERV does not happen in isolation, but takes place within both a
broader regional and sub-regional context. |t is therefore impoertant that these broader planning
approaches are understood and taken into consideration.

Metropolitan Spatial Development Framework (MSDF)

The MSDF is aimed at guiding the form and location of physical development at metropoiitan level, It
provides a spatial framework for the development of the CMA as based on a 20-year vision of a well
managed and integrated metropelitan area.

The MSDF supports intensified urban developrent within the existing urban areas, mainly along the
proposed framework of metropolitan activity corridors and urban nodes. It addresses the imbalances
of the past and provides for future growth, while protecting the special character of the region. The
MSDF also proposes a denser urban structure to accommodate future population growth and urban
development. To achieve these and ather objectives, four spatial elements have been identified.

These elements, namely the urban edge, metropolitan nodes, activity corridors and the metropolitan
open space system {MOSS), as relevant to the Tygerberg context, are briefly discussed in the following
subsections, Figure 8 illustrates the spatial proposals.

4.1.1 The Urban Edge

The urban edge demarcates the outer limit of urban development for the next 20 years. [t protects the
valuable natural resources such as the Durbanville farmfands and Tygerberg Hills, which are both
within close proximity to the ERV, from urban sprawl.

4 1.2 Metropoiitan Nodes

Metropolitan nodes are places of high accessibility and economic advantage where mutually
reinforcing higher-order activities and land uses tend fo locate. The Bellville CBD has been identified
as such a node, the location and scale of which impacts on the metropole as a whole. This node is
well developed and contains a mix of uses. It also holds potential for higher density residential
development.

4.1.3 Activity Corridors

Activity corridors are linear axes of higher density mixed use development that link nodes. A sfrong
relationship exists between the transport route and the surrounding land uses. Durban Road, which
links Bellville with Dusbanville and forms the eastern border of the ERV, has been desighated as an
activity corridor. It has already evelved into a strong development axis and has the potential to
increase in importance within the Tygerberg context.

The other activity corridors that impact the development of the Tygerberg are Voortrekker Road
between Bellvile and Cape Town, Old Paarl Road which links Bellvilie with Brackenfell and
Kraaifontein, a proposed North-south corridor which links Bellville to Cape Town International Airport
and the proposed Philippi East node, and finally Bonga Drive which links Khayelitsha to Philippi East
and the Airport.

4.1.4 Metropolitan Open Space System {(MOSS)

The MOSS is a linked system of open spaces, which forms the green framework of the metropolitan
area. It provides for recreation, resource conservation and other purposes in close proximity to the
urban areas. The Tygerberg Nature Reserve, Elsieskraal and Kuils Rivers, the Driffsands Nature
Reserve and various natural areas along the False Bay coast including the adjacent recreational
facilities, are the major elements of the MOSS in the Tygerberg.

The Waterfront Team/ERY Parinership/98973/Development Framework August 1998
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4.2

4.2.1

Tygerberg Spatial Development Framework (TSDF)

The City of Tygerberg has embarked on a spatial planning initiative known as the TSDF, to identify and
implement the spatial proposals of the MSDF at local level and fo create a spatially coherent,
integrated and efficient urban fabric that is supportive to economic growth. The proposals of the TSDF
are highlighted in Figure 9.

Growth and Investment Focus Areas

The ERV and Cape Town International Airport have been identified as the two biggest development
opportunities in the Tygerberg. The ERV is an important commercial and financial centre with a strong
tourism focus and will be a vital income generating area to support the development of other less
developed areas.

The Airport has been identified as the future industrial and manufacturing focus and a key area for job
and wealth creation in the Tygerberg. Approximately 650 ha of land will become available with the
implementation of the 15-year development plan for extension and redevelopment of the airport. This
land will satisfy more than 50% of the projected industrial land needs of the Tygerberg. The current
and projected growth in the number of international flights as well as the vision of Cape Town
becoming an important tourism hub between South-East Asia and South America creates opportunities
for tourism and entertainment development. The challenge, therefore, is to improve existing and
create new links between the airport and the ERV in order to aflow for beneficial relationships between
the areas.

Other designated focus areas include the Bellville CBD which, as the heartland of the Tygerberg, has
been earmarked for revitalisation and southward expansion, the Durbanville CBD which forms the
northern investment area, and the Khayelitsha CBD which forms the southern investment area.

4.2.2 Recreational Focus Areas

To address the needs of the broad range of people living in the Tygerberg, important recreaticnal
nodes have been identified that require preservation and appropriate development. The Tygerberg
Hills are an important natural feature that give a sense of place to the Tygerberg, while the Elsieskraal
and Kuils Rivers provide active recreational opportunities. Driftsands and Monwabisi have been
identified by the TSDF as potential regional and local recreational nodes; which are located in close
proximity to the majority of inhabitants in the Tygerberg.

4.2.3 Linking the Focus Areas

Strong north-south links are important for the growth and development of the Tygerberg. The main
north-south spine, which expands on the activity corridor proposals of the MSDF, will form a
continucus 50 km link between Fisantekraal in the north, which has been identified as the leng-term
growth area of the Tygerberg, and the Monwabisi recreational nade on the coast.

The north-south spine will link approximately 1000 ha of developed and developable commercial and
industrial land which includes areas such as the Durbanville CBD, the ERV, the Bellville node, the
Airport, Driftsands and the Khayelitsha CBD. The link propesal incorporates the Durban Road corridor
and will therefore impact on the functioning of the ERV because of the increased regional importance
of Durban Road.

The east-west links in the Tygerberg, of which Voortrekker Road is the dominant connector, will also
be strengthened.

The Waterfront Team/ERV Partnership/g8973/Development Framework August 1998
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4.3 Policy Plan for the Tyger Valley Area (1995)

The Town Planning Department of the Beltville Municipality compited a policy document in 1995 ta
determine the development potential of vacant fand within the vicinity of Car Cronje Drive { then known
as Hume Road) and the Tyger Valley Centre.

It was aimed at setting out guidelines to guide future development within the Valley. Whereas this plan
has never been formally adopted, it nevertheless guided Councii policy towards the area for some
time. -

The policy framework, as it was called, was premised on a vision of a mixed-use urban area
(commercial, especially retail, residential, recreation uses and academic uses) which is at the same
time both convenient and continually exciting to the individual. [t stated that the natural and man-made
characteristics of the area should be exploited to their full potential, in order to achieve the optimal use
of the land for the benefit of both the users and landowners/developers,

The policy framework addressed issues such as possible future land-uses, accessibility, the impact of
traffic, parking, building heights, public open spaces and landscaping. Of paiticular relevance is the
emphasis on the need for pedestrian access in the area and the importance of creating a linked yet
varied open space system that follows the Elsieskraal River stormwater and open space system.

With regard to building heights, the plan proposed that buildings of up to & storeys should be allowed
on Carl Cronje Drive, but that the height should decrease along the ridge to the west and at the
interface with existing residential areas. The framework emphasised the importance of considering the
impact of buildings on the natural horizon when developing the higher areas. The framework also
stated that building heights and horizontal dimensions should be varied in the low-lying areas.

The paolicy framework included detailed proposals on the future development of various land parcels in
the study area, mainly the areas to the west of Carl Cronje Drive. Figure 10 itlustrates the land use
proposals envisaged for these areas.

The key components of the planning context, and more specifically the TSDF, have been adopted by
the study team and used for informing the vision of the ERV.

The Waterfront Team/ERV Partnership/3897 3/Development Framework August 1998
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5.0 DEVELOPMENT INFORMANTS

5.1

The broader environment within which the ERV exists contains various development informants that
have influenced existing development and development proposals in the ERV. This section highlights
the important physical, transport and economic considerations that inform development decisions.

Physical Environment

The Elsteskraal River Valley offers a unique bhysical environment that consists of both natural and
man-made features. The River and the Tygerberg Hills form the most important components of the
sub-regional open space network (Figure 11).

The Elsieskraal River is a major north-south structuring element, and together with the strong
ridgelines creates a physical feature that has enhanced the econcmic and visual value of
developments in the area. The escarpments include amphitheatres around the water-filled quarries
and low-lying areas in the Valley. Figure 12 shows the important natural informants in the ERV
conceptually. These features are discussed in more detail in the following sub-sections.

5.1.1 Elsieskraal River System

The Elsieskraal River rises in the Tygerberg Hills and flows east along Van Riebeeckshof Road before
turning south immediately upstream of the Doordekraal Dam, and flowing through the study area to the
Bellville CBD. From the Bellville CBD the river flows west towards Pinelands where it feeds the Black
River. The river and its banks provide the opportunity to create a pedestrian link from the Tygerberg
Hills to the Bellville CBD.

The natural state of the watercourse has already been altered by the Carl Cronje Drive alignment and
developments in the area as well as the role of the river as the major stormwater system in the area.
The river therefore changes in nature as it flows through the study area. Appendix A gives a synopsis
of the current information that is available on the role of the river system in stormwater management.

The Doordekraal Dam to the north of the ERV was created as a recreational facility and has attracted
abundant bird life. Immediately downstream from the dam, on the Propnet land, the river is in its most
pristine condition and forms a series of pools. The most prominent areas of vegetation are found
along the natural paris of the river. As the river crosses into the Monex Waterfront property a
temporary diversion channel pipes the river past the northern quarry. The low flow water has been
diverted from the northern quarry in order to improve the water quality of this water body. This quarry
has a varying depth of between 5m and 15m.

A subsidiary stream that also rises in the Tygerberg Hills and drains the Bellville Golf Course flows over
a waterfall before entering into the northern quarry. The water quality of this river is typified by nutrient
enrichment, elevated turbidity and the abundance of floating and plankfonic algae which has impacted
on the water quality of the northern quarry.

Sauth of the northern quarry the Elsieskraal River crosses to the east of Carl Cronje Drive via a culvert
and remains on this side in an overgrown river course. After recrossing Carl Cronje Drive the river
flows adjacent to the road before discharging into the Bellvillepark Detention Pond which is between
80 — 100m deep and plays an important part in the flood management of the river. Low flows are
however diverted around the side of the quarry by means of a bypass pipe. The water from both the
bypass pipe and the detention dam is discharged back into the river further south before the river flows
under the N1 freeway.

The Waterdront Team/ERY Parthership/88973/Development Framework August 1598
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5.1.2 Topography

The study area contains strong ridgelines on either side of the river valley cone that opens up towards
the south. A distinctive feature of the ERV is the prominent escarpment and enclosed amphitheatre
fopography. The escarpment on the western border of the study area is the most prominent and
reaches a height of nearly 65m at it highest point. Two amphitheatres around the water filled quarries
strengthen the visual prominence of the ridgeline.

Rodents and bird species such as raptors find shelter along the escarpment. The eastern ridge,
although not as prominent as the western ridge, aiso forms an amphitheatre arcund the water-filled
area next to the Athletics Track. Figure 13 is a diagrammatic section of the valley.

A gorge on the University of Stellenbosch land contains indigenous vegetation of conservation value.
Several tree lines also form prominent features in the study area.

The valley and ridgelines allows for prominent views and vistas throughout the study area (Figure 14).
It is important that these views and vistas are taken into account when building heights are considered
and when public facilities, such as pedestrian bridges are designed. The ERV alsc contains prominent
sites at the entrances to the study area, which could be used to create a sense of place.

- 5.2 Sub-regional Transport Network and Access

The ERV enjoys good access, as it is well located in terms of the overall sub-regional transport
network (Figure 15). The N1 and R300 freeways provide good regional connectivity and accessibility
to developments in the ERV. Apart from being located on the Durban Road activity corridor, the study
area is also located in close proximity to Vaortrekker and Old Paarl Road activity corridors. The Durban
Road corridor provides the link between the Voortrekker Road corridor and the study area and is also
the main access Toad to the Durbanville CBD and surroundings. The northward extension of the R300
to Durbanville could have a major impact on the ERV, because it will provide a bypass route from the
Durbanville CBD. The construction of this road could therefore in future become important to the
success of the ERV because it will ease the through traffic in the Valley.

Various regional and district distributors connect the ERV with the surrounding residential and other
development areas. Carl Cronje Drive and Jip de Jager Drives are the most important north-south
distributor roads. Frans Conradie Drive to the south of the N1 freeway functions as a bypass route to
Voortrekker road and has a mability function. Hendrik Verwoerd Drive to the north of the N1 freeway
has been planned for the same purpose as Frans Conradie Drive, hut changes in its alignment have
resulted in a lower level of accessibility, especially to the east of the Jip de Jager intersection. The
future eastward extension of this road to link up with Carl Cronje Drive could improve access to the
ERV.

Van Riebeeckshef Road, Bill Bezuidenhout Drive and Old Oak Road also provide access to the ERV
from the surrounding residential and commercial areas. Bill Bezuidenhout Drive could become a major
north-south distributor once it is extended southwards to link up with the Tienie Meyer Bypass Road.

Neither Carl Cronje Drive, nor the Durban Road Corridor has distinctive activity or mobility functions.

Durban Road is regarded as an important regional distributor although the two-way couplet to the east
of the study area has major activity along its length. Although it provides important access to these
developments, it allows for high speeds because the developments do not relate directly to the road,
but are accessed via service roads. Carl Cronje Drive on the other hand is viewed to have a local
distributor function, but the proposed development in the study area and the number of intersections
that have heen approved will slow traffic down and create more of an activity function for the road. The
development will not, however, relate to the road itself.

The Waterront Team/ERV Partnershipf@8373/Development Framework August 1998
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The current accessibility patterns in the sub-region are illustrated in Figure 18. Improvements to the
road network, including the link road across the University of Stellenbosch land as well as the
possibility of a haif-diamond interchange between Carl Cronje Drive and the N1 Freeway, provide
opportunities to improve access to the ERV. A further road improvement that will improve access to
the study area is the proposed realignment of Durban Road.

To improve links between the Bellville CBD and the ERV, and to improve current accessibility within
the Tygerberg, the realignment of Durban Road south of the N1 Freeway is being considered
{Figure 17). The new alignment will link Carl Cronje Drive with the southern section of Durban Road.
The widening of the culvert bridge under N1 will be important for this purpose. The possibility also
exists to link this read to the Tienie Meyer Bypass.

The northern portion of Durban Road will be realighed along an old rail reserve and Vlei Street to link
up with Voortrekker Road at the Modderdam Road intersection. The proposed realignment will create
a parallel two-way road system and the land in between wilf enjoy high accessibility and visibility.

The realignment will also improve access to the study area and support the success of the local and
regional distributor functions of Carl Cranje Drive and the Durban Carridor.

The possibility also exists to create a road-based public transport system that will link the Bellville CBD
and station to the ERV by means of a circular route along the new road alignments. The Bellville
station is a converging point of several railway lines and is therefore the major transport interchange in
the CMA. The improved access fo the station will enable more empioyees and clients in the ERV fo
make use of public transport to reach their destinations. These road and transport proposals will
increase the local as well as regional connectivity.

The Waterfront Team/ERV Partnership/98973/Development Framework August 1898
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5.3

Business Development in the Immediate Surroundings

The business development in the immediate surroundings of the ERV is mainly focussed on the
Durban Road activity corridor (between the Mispel and Old Qak intersections, including Rosenpark)
(Figure 18). The three substitution schemes implemented along the two-way couplet allowed higher
density development with mainly office development on the upper floors of three to four storey
buildings and with a variety of retail and other commercial activities at ground tevel. The success of
this area encouraged other developments such as Rosenpark, which was planned as an officeflight
manufacturing area, the Corporate Place office development and the City Lodge Hotel, as well as new
proposals such as the Delphi Arena and mixed-use O’Kennedyville developments. The Durban corridor
and ERV currently enjoy the highest comntercial land values in the Tygerberg.

Table 1 provides an analysis of the existing and possible development rights along the corridor
(between the N1 Freeway znd the Old Oak intersection, including Rasenpark) as well as other
development rights in the area. The Durban Corridor has approved and possible development rights
totalling to 112 084m” which translates into 95 271 m’ GLA. Of the GLA rights 55% has been
developed. The other developments in the immediate vicinity amount to 127 481 m? buik or

108 359 m® GLA. Of this, 51%, has been utilised for the development rights for Durban Road corridar
and surrounding area.

The ERV is alsc located in relative close proximity to the Bellville CBD and Durbanville CBD. Both
these CBD areas have already enjoyed a wide range of commercial developments that serve large
populations and both have further potential for development. The Durbanville CBD has approximatelg
120 000m* of developed and available bulk whereas the Bellville C8D is estimated ta have 220 000m
developed and availahle bulk (This excludes commercial development along Voortrekker Road outside
the CBD). The Beliville CBD has stagnated due to successful commercial developments such as the
Tyger Valley Shepping Centre, but proposals are being considered to revitalise the CBD and to extend
it southwards.

The proposed realignment of Durban Road and the encouragement of commercial development along

this route will support the integration of the ERV and Beliville CBD and the strengthening of the ¢entral

node. Each area will serve distinctive markets. This integration will be achieved through design and
public transpart links.

Before assessing details of the public environment within the ERV, the study addresses the private
realm and its own impact on the public environment.

The Watearfront Team/ERV Partnership/98973/Development Framework August 1998
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O Office

B: Business

R: Residential
E: Education

Table 1: Approved Rights Surrounding Developments

TABLE 1a : BULK DEVELOPMENT RIGHTS ALONG DUREBAN ROAD: PARKING ANALYSIS

Parking * Parking Existing Yotal
Required ito | Required ito] Existing Shorifallf Future Parking on
Propertyf Owner Name GLA Rights |Utilised GLA[ Parking Surpius? Parking * Slte Comments
Tyger Valey Office Park 327 174 188 8 . 153 321|Vacant portion currently provides 72 bays
Santyger 225 225 275 50 0 275|Taken as fully developed
S1d. Bank & Bridgepor 179 178 235 =] 2] 235 |Mainly retail development
Biw. Antrim & Bloemhbof 459 76 279 -87 a3 372|Largely deveioped
Btw Bloemhof & Qakdale - west 658 304 167 -137 354 521|Largely developed - small portion of bulk used
|Btw Bloermhof & Oakdale - sast 450 89 B35 -3 371 457]Largely developed - small portion of bulk used
Biw Bloemhof & Palm 481 85 -5 1] felz) 481|Mainty residential - future development anticipated
Btw Oakdale & Mispel - weast 385 395 158 -187 ] 198 Takan as fully developed
Btw Oakdale & Mispel - east o8 41 38 =3 57 95kCument development inciuded
Btw Palr & Mispe! 518 217 217 1] a1 518|Mairly residential - future development anficipated
PAWC: Open space Cumrently used for informal parking
PAWGC: Caravan sales Caravan sales - no development anticipated
Sub-Total 2811 2085 1748 4 a3aT 1725 . aum T
Additional # of on-street bays : 266
TABLE 1b : OTHER DEVELOPMENT BULK RIGHTS IN TH_I_E VALLEY: PARKING ANA&E@
Parking * Parking Existing Total
Requirad Ito | Required ito| Existing Shorttallf Future Parking on
Property! Owner Name GLA Rights | Utillsed GLA| Parking Surplus * Parking * 5ite Comments
City Lodge 158 &0 55 -5 [+ 55| Total of 106 rooms
Corporate Place 192 188 120 58 o 120]| Office block - using Councit land for parking
David Newham a8 ] o 0 86 8&|Rights lapsed - probakle fulure rights
Rosenpark Area 2519 1907 1907 [+] 613 2520|Office - light manufacturing combination
Kennedyville Office Davelopment 1110 o '] 1110 1110{Mixed-u:ze development propased
Delphi Arena 111 [ 1] 111 111)Currently undeveioped
Sub-Totat 4477 156 1920 4002

3, Parking ratios calcudated at 4 bays/t 00 m* GLA
4. Or-straet parking not inclugded
5. Parking required if further development takes place




O Difice

B: Business
R: Residential
E: Education

Table 1: Approved Rights Surrounding Developments

TABLE 1a : BULK DEVELOPMENT RIGHTS ALONG DURBAN ROADMWILLIE VAN SCHOOR CORRIDOR

Average
JRG Total Ef | Bulk Fagtor Bulk Rights| Utilised Available |GLA Rights| Utilised |Available GLA/
Property! Owner Name Area | Zone Zoning Area tha) Ratio ! {m? Bulk {m" | Bulk(m% {m%? GLA (m?) {mY

Tyger Valley Office Park 1 53| Secondary Business 1,2834 0.5 9621 121 4500 8178 4353 3825
Santyger 2 62 |Sacondary Business 0.8817 0.75 6807 6607 0 5616 5616 Q
Sid. Bank & Bridgeport 3 &80 |Secondary Business 1.2395 0.45 5254 5254 1] 4456 4466 &)
Btw. Antrim & Bloemhof 4 42]0ffice Park 1.3800 1.00 13800 11058 2742 11730 €399 2331
{Btw Bloemhof & Oakdale - west 5 40} Secondary Business 0.9681 2.00 19362 B340 10422 16458 7508 8859
|Btw Bioembof & Oakdale - east 8 31[Secondary Business 0.6764 2.00 13528 2617 10911 11489 2224 9274
IBIw Bloamhof & Falm 7 41|Sec BusiSingle Res 1.180C 1.20 14150 2614 11646 12036 2137 S8993
Btw Oakdale & Mispel - west B 73|Secondary Business 073156 1.60 11631 11631 o 9886 9886 o
Biw Oakdale & Mispel - sast § 38|Secondary Business 0.2881 1.00 28814 1204 1677 2449 1023 1425
Btw Palm & Mispe! 10 39]5ec BusfSingle Res 1.2700 3.20 15240 §381 8859 12954 5424 7530

FAWC: Open space 1 32]5ingle Res 1.0672

PAVWC: Caravan sales 12 3315ingle Res 1.2328
Sub-Total o -124987] .. 113084 1327} 50757 95271 52127 43143

TABLE 1b;: OTHER DEVELOPMENT BULK RIGHYS IN THE VALLEY
Average
J&G Totat Erf |Bulk Factor| Bulk Rights] Utilised Available |GLA Rights| LUtilised |Awvailable GLA|
Property! Owner Name Area | Zonae Zoning Areatha) | Ratlo! (m3) Bulk{m® | Bulk{m?% {m%® GLA (m?) {m?

City Lodge 13 25| Secondary Busingss 0.9277 1.00 9277 3556 5721 7885 3023 4863
Corporate Place 14 24|Secondary Business 0.3768 1.50 5552 5544 108 4804 4712 52
David Newham 15 23|Undetermined 0.2543 1.00 2543 Q 2543 2162 2] 2162
Rosanpark Area i6 72}Sec Busfocal Bus 7.4008 1.00 74098 56076 18022 £2083 47665 15319
O'Kennedyville Office Development 17 70| Sec Bus/Ofice Park 3.2640 1.00 326840 3] 32640 27744 1] 27744
{Deiphi Arena 18 52|Office Park 0,3271 1.00 3271 0 3271 2780 0 2780
Sub-Total 12,5597 127481, 65176 62305 1083359 55399 52059

1. An average for bulk rights was calculated per geographical area
2. GLA has been calculated at B5% of the total floor araa where no information was available
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6.0

6.1

6.2

6.3

6.3.1

LAND USE & DEVELOPMENT PROPOSALS

This section gives a brief overview of the current zoning and land uses in the ERV as well as the
current and proposed rights of the landowners.

Zoning

The landowners in the ERV and the surrounding properties have been afforded a variety of zonings as
indicated in Figure 19. The dominant established zonings in the ERV are office park and secondary
business. The University of Stellenbosch, including Waste-Tech, has an education zoning, while the
Sportika land parcel is zoned for open space.

The undeveloped land parcels to the west of Carl Cronje Drive currently have subdivisional area
zonings to allow for future designations as the mixed-use developments take place. The zoning of the
Mini-Cape site, except for the sub-station, is undetermined.

Land Use

Figure 20 is a land use analysis of the ERV and its surroundings. The portion of the study area to the
east of Cart Cronje Drive contains established office and commercial uses, with the Velodrome and
Athletics Track forming a sporting/recreational node.

The portion to the west of Carl Cronje Drive, although having approved rights is still currently mainly
undeveloped. The Waste-Tech site has become available for recreation, a partion of the Propnet site
is being used for commercial purposes, and portions of Mini-Cape and the Bellvillepark Campus site
are used for sport,

Approved Rights: Existing and Proposed Development

Table 2 provides an analysis of the existing and proposed developments according to the approved
rights of the ERV Partners, including Santam and Johnnic. The table also contains an analysis of the
parking and people numbers in terms of these rights. Figure 21 shows existing and proposed
development.

The ERV Partners (including Johnnic) current[y have a total bulk or floor area of 606 153 m? that
translates into a GLA figure of 565 782 m?. Of the total GLA rights only 30% or 171 328 m ® have been
utilised. The existing number of formal parking bays provided in terms of the ufilised GLA rights are

8 443 while an additional total number of 19 238 bays will be provided if all the current rights are
taken up.

The following sub-sections summarise the existing development, current development proposals and
potential development of the landowners in the ERV, in terms of their approved development rights.

Metropolitan Life {(Areas 1 & 2 on Table 2, Figure 4)

Metlife has developed an office park in accordance with their rights. The deveiopment includes the
Parc du Cap office park that consists of six off ice blocks (floor area of 44 842 m°), and the newly built
Metlife Head Office (floor area of 12 000 m ) In addition, the old Commando building with a floor area
of 1 704 m® has been redeveloped as a recreationai facility for staff members. Metlife has the bulk
rights (33 308 m ) to build a further three buildings, of which the first two buildings are planned within
the next 18 months. A total of 2 588 parking bays will be provided on site. The embankment along
Carl Cronje Drive is being extensively landscaped as part of the current head office development.

The property is accessed via two formal entrances off Mispel Road, of which the most western
entrance will be closed once further development takes place. In addition, a new signalised access
point from Carl Cronje Drive is being constructed. The recreational facility currently has a temporary
access road from Mispel Road, but will eventually be accessed via the main entrances.

The Waterfront Team/ERV Partnership/98573/Development Framework August 1998
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6.3.2 Tyger Terraces (Area 3)

The Tyger Terraces site is currently vacant, but will be developed mainly for office purposes with some
commercial uses on Mispel Road. The total approved bulk rights for the site is 6 604 m®. The building
design and location will accommaodate the steep slope. A total of 252 bays are required in terms of the
approved rights.

The oniy vehicular access to property is from the parking area of the Bellville Athletics Stadium. A
servitude of 7m has to be provided next to the existing parking area south of the Bellville Stadium for
the purpose of access.

6.3.3 Johnnic (Area 4)

The current proposal for this s:te is a combined office and retail development that will include
restaurants and a hotel (15 470 m’ floor area). The development also has a parking garage stepped
on seven levels to accommodate the slope. The water body on the lowest portion of the site, next to
the Athletics Track, will be kept and created into a water feature.

The development will have a formal access point on Willie van Schoor Drive opposite Oakdale Street
with acceleration and deceleration lanes. It will also have a left out exit further to the north.

6.3.4 Sanlam: Tijger Park (Area 5)

Sanlam has developed an office park in accordance with their rights. Four oﬁ“ ce buildings have been
built and ,2 fifth is under construction. The bulk utilised totals 20 000 m®. Sanlam has a further
18 000 m’ of bulk rights and plans on developing three buildings of which the first is proposed on the
sauthern portion’of the site. A mixed-use office and business development is also proposed next to
the Willie van Schaor - Bill Bezuidenhout intersection. The business will include specialised retail as
well as a public plaza with restaurants and other retail that will cater for the needs of the office staff in
the area.

The existing office blocks have a combination of structured and surface parking (680 bays). The
714 parking bays required for the proposed developments will mainly be structured within the buildings.
The property has a signalised access from Willie van Schoor Drive opposite Bioemhof Street. There
is also an informal road link with the Velodrome road system, which allows access onto Bill
Bezuidenhout Drive,

6.3.5 City of Tygerberg: Sportika {Area 6)

The main features of the Sportika property are the Bellvile Athletics Stadium and the multi-purpose
Velodrome. The northern portion of the property next te Bill Bezuidenhout Drive is used for business
purposes. The three retail developments that are conducted under lease agreements amount to a
floor area of 6 242 m®. The Health and Racquet Club has a 40 year lease which started in 1988, the
Sportsman’s Warehouse has a 30 year lease which also started during the same period, and the
Sports Bar has a 10 year lease which started at the end of 1950,

The Velodreme, as well as the parking area south of the Bellville Stadium, currently forms part of the
Goodwood Casino proposal. These facilities will be leased to Sunwest for use as a Super Bowl type
facility if the bid is successful.

The Sportika property has access points from Carl Cronje Brive and Mispel Road, which serves the
southern parking area and athletics stadium, as well as two access points from Bill Bezuidenhout
Drive, which serve the leased areas, and the Velodrome. A total of 379 bays have been provided for
the leased areas while approximately 890 formal and informal on-site bays are available to the
Velodrome and Athletics Track.

The Waterfront Team/ERV Partnership/8897 3/Development Framework August 1998
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6.3.6 Santam: Head Office (Area 7)

The Santam Head Office consists of two office buildings totalling 16 963 m’ of floor space. The
maijerity of the parking serving the development (440 bays) is structured below the buildings. The
access point to the site is from Carl Cronje Drive. The Elsieskraal River runs along the southern
portion of the property.

6.3.7 Tyger Valley Shopping Centre {Area 8)

The Tyger Valley Centre is a regional shopping facility that provides a range of retail and entertainment
oppoertunities. Of the 56 000 m” bulk rights approved for the property, 48 794 m’ has been utilised. As
part of their rights, a further § 500 m’ of extensions wil shortly commence to enlarge the trading areas
of some of the main tenants.

A total of 5 159 parking bays have been provided, mainly in the form of surface parking. The parking
deck on the south-western side of the building is currently being extended along the entire western side
of the centre and will provide a further 1 000 bays on completion. The Centre has four access points
of which the one way entrance and exit points on Bill Bezuidenhout currently carry the maost traffic. The
other access points are from Oid Oak Road and from Carl Cronje Drive.

6.3.8 City of Tygerberg: Mini-Cape (Area 9)

The property is currently vacant except for the Doordekraal substation next to Carl Cronje Drive, and
the bowling greens on the northern portion of the site that are currently leased by the Bellville Sports
Federation. One access point from Carl Cronje Drive serves the property.

6.3.9 Propnet; Kenridge (Area 10)

The northern portion of this property next to Carl Cronje Drive contains the old prison buildings that are
currently ufitised as craft market-type retail facilities. In terms of the development -approval for the
property, this portion will be redeveloped into a mixed-use area with office, residential and speciality
retail functions that will include hotels, restaurants and a market square. The precinct will provide
80 400 m” of office and business fioor area.

The Elsieskraal River that runs through the centre of the property forms the focus of the open space
system. The porticn to the west of the river system will be used for a combination of single and
general residential units. A total of 315 residential units are planned.

Three access points have been approved. The access point from Mara Street in Welgemoed to the
west will serve the residential units on the western side of the property only. Through traffic has been
prevented across the property. The areas to the east of the river as well as one residential precinct to
the west will have access from Carl Cronje Drive. The main access will be opposite the Old Oak Road
intersection, and a left infleft out access will be provided further to the north.

6.3.10 Monex: Waterfront (Area 11)

The development on this property, which is currently vacant, will include a combination of office, higher
density residential and business uses includian festive retail, hotels and restaurants. The development
has been afforded bulk rights for 101 000 m” of office and business floor area with an additional 18
000 m* of residential rights (150 units @ 120 m?). The Elsieskraal River runs along the eastern portion
of the property.

The site will have two access paints off Carl Cronje Drive. The main access will be a signalised
entrance that corresponds with the Bill Bezuidenhout intersection and a left in/left out access will be
provided further {o the north.

The Waterfront Team/ERV Partnership/98973/Development Framework August 1998
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6..3.11 Tyger Waterfront (Area 12)

The development on this property, which is currently vacant, will include a combination of offlce,
higher density residential and business uses including festive retail, hotels and restaurants, A total of
87 400m? of office and business bulk and 15 850 m* of residential bulk {132 units @ 120 m?) have
been approved. The Elsieskraal River runs along the scuthern portion of the site along Carl Cronje
Drive.

The property will have two signalised access points from Carl Cronje Drive.

6.3.12 University of Stellenbosch: Belivillepark Campus (Areas 13 & 14)

The Bellvillepark Campus currently includes the Business School and Van Der Horst buildings, which
house the Post-graduate School of Business, the School of Public Administration and the Department
of Part Time Studies. Two residential buildings, of which one is currently under construction, provide
hotel-type accommeodation for people attending short courses. A total of 11 995 m? fioor area has
been provided with 285 parking bays serving the development. The campus currently serves a
student population of 1 033, but will ultimately serve a population of 7 000 students.

The northern portion of the property has been used by Waste-Tech as a landfill site. The
approximately 20 ha will not be available for development other than low intensity sports and parking
facilities for at least 30 years. A portion of land, located south of the landfill area, is under short-term
lease for use as offices by Waste-Tech for the purposes of monitoring and remediation. A portion to
the south of the Campus is being used as a gelf driving range on the basis of a 20-year lease.

There is currently no access to the University Campus from Carl Cronje Drive, The current access is
from the Hoheizen road system to the west. The golf driving range and Waste-Tech site both have
temporary access points from Carl Cronje Drive.

It must be emphasized that the above development rights are considered a “fix” in the evaluaticn of
factors which influence development in the ERV. Having analysed the private domain in the context
of local planning and development forces, attention is now given to the public environment.
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Table 2: Approved Rights : ERV Partners

ERV Partners : BUlk/GLA Analysis

Average Bulk
Total Erf Araa | Averags Bulk Factor Ratio par |Bulk Rights] Utilisad Avallable | GLA Rights |Utllised GLA] Available
Propartyl Owner Name Araa | J&G Zone Zoning {ha} Factor for Slte' Use m?) Bulk {m®) | Bulk {m"} {m? ? {m%)* GLA {m)
IMMuﬁl&n Life 1 20,21 fOffice Park §.2690 097 o 0.97 20156) 56642 33308 76628 4B316 28312
Matiife K o 2 22| Office Park 0.3100 0,60 - D.80 1860 1704 156 1581 1448 133
Tyger Teaces 3 26| Office Park 1.1006 0.60| o 0.45 4953 o 4953 4240 1] 4210
B: G5 1651 0 1651 1403 0 1403
Johnwic 4 25L'Secnndary Business 1.269% 1.20 O 0.70 024 3] 024 JET0 o THTO)
N 0.50 6446 0 5446 5478 o 5479
Sandam 5 30| Cffica Park 5.9666 065 o 0.57 34000 20000 140040 28900 17000 118001
0.08 5000 0 5000 4250 0 4250
isgum‘ka - City of Tygerberg 5 27.2¢|Privale Dpen Space 15.2000] 6242 6242 0 5306 5306 0
Santam 7 28| Office Park 2.7054 0.63] O: 0.53] 16963 18963 0 14419 14418 0
| Tyger Vatey Cenire 5 56 - 59} Secondary Business 22.2000 0.25| B 8.25 560003 49794 6206 26085 78537 9548]
|nini Caps - Tygarberg 9 50jLindatsrmined 7.2600 .
Kenridge - Propnet 10 43| Subdivisional Area* 24.3000 085f O 0.15 40200 1] 40200 34170 1] 34170
0.18 40200 [\ 40200 34170 0 34170
R: 0.28 59220 I]L 59220 59220 0 59220]
Moneax - Waterfront 11 47,48 | Subdivisionsl Area 11.4700 1.04] O: 045 50500 0 s0500 42325 0 42925
B: .44 50500 O 50500 A2525% 0 42625
R: 0:15 18000 0 158000 1B0GC 0 18000|
Tyger Waterfronl 12 98,100] Subdivisional Area 11.9800 08s] 0. 0.37 43700 1] 43700 7145 0 7145
102 a8 0.38 43780 0 43700 37145 1] 37145
R: 0.13 15850 D 15850 15830 0 15850
Stellenbosch- Wasle Tech 13 Educalion 11,5000
Stellerbosch- Education §4 101 | Education 80.5000 0.02] E: 0.02 11995 11995 0 5302 8302 0

O: Office

B: Business

R: Residential
E: Educalion

1. Where ne bigk factor was available, an averaga for the approved bulk rights was usad, For consistency, lotal sila area was used for the calcuation
2. GLA has been celcudatad at 85% of total floor ares where no infformation was &vailable, except the Tyger Vallay Cenire that received a broader definition for GLA.
3. GLA has been calculaisd for office and business only
4. Where a mix of offica and retail is pessible, & 50/50 ratio is assumed,




Table 2: Approved Rights : ERV Partners

ERV Partners : Parking Analysis

Parking Bays | Parking Bays |Existing # of| Existing { Future # of | Tota|# of Total Total
Réquirad itc | Reguirad Ito Parking Shortfalll | FParking | Bayson | Shortkil | Existing #| Future # | Number of
Property! Owner Hama GLARIghts* | Uthised GLA Eays Surplus Bays ¢ Slhe Surplus |ofPeople”| of Peaple| Puople Comments
Metropalitan Life o: 3065 1833 13483 540 1132 2528 -540 2387 1071 3458 |inciudes cument .
Metifa Kommando Q: 83 58 28 =30 as %] = 0 66 &8 |r i Cantra; In futune cowld ba o oard In Lerms of zoning
[ Tyger Terraces O: 168 a ) 168 168 1] 177 177ks ly uncvelopad; Assuming hurhar fights in terma of resldantial onty
=N B4 a o B4 B4 1 58 56
Johnnic O 207 a 1] 307 a07 o 322 322|Curtertly undeveloped
B: 329 o o 228 329 ] 219 219 Currantly undevalapad
Sanlam o: 1156 680 G280 714 1204 238 718 500 1215 |Parking for future offices done Bl 6100 m? of GLA
B: 255 b] ¢ 285 255 170 1 70|Proposing 8 mixed-use o next 1o faad Wiersaction
Sportika - City of Tygerberg 318 318 379 61 3ve &1
|Santam Q: 577 577 440 -137 ac 520 57 655 95 750G |Cnty Inased sreas
Tyger Walley Centre 5165 4592 5158 567 1000 6159 554 3000 300CHCumen tevalopmant inch
Mini Cape - Tygerberg Mo cutrant rights, pan being leased for bowding greens
Kerridge - Propnat Q: 1367 0 0 1367 1367 1] 1435 1435|Currantly undeveloped
E: 2050 1] o 2050 2050 o 1367 1367 | Buiklings on site will be demalished. therefors not i
R: 630 O D 830 530 0 945 845 | Humber of unila : 315
|Monex - Waterfroni O 1717 1] 0 1717 3717 o 1803 1803 {Cumonily undeveioped
B: 2576 G 1] 2676 2576 0 717 1717
R: a0k a 0 300 300 0 450 450 | Numbar of units ok 120 m® funk = 150 units
Typer Waterfrant Q: 1486 0 0 1486 1486 0 1560 1560 | Cumently undevelopad
B 2220 0 1) 2229 2229 0 1485 1486
R 264 o of 264 264 1] 396 39 of urits at 120 m2 funit = 132 units
Stellenbosch- Wasie Tech Crevhpmnanl will be limiled to spoding laciities
Slsflanbosch- Education E: 2800 285 285 2515 2800 1033 5857 7000 | Assipnabie m? (ASK) laken 83 GLA
5. Parking ralios celcuiated at : Offica - 4 bays/100 m? GLA, Reldil - 6 bays100 m? GLA; Residertial - 2 bays per unil; 1 bay per 2.5 students.
6. Parking bays required for development of ‘available oulk
7. Ocoupant numbers caloulaled at @ Offica - 424000 m GLA; Redail - 1725 e GLA; Residental - 3 people per unit
O Office
B: Business
R: Resikential
E: Education
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7.0 ANALYSIS OF THE PUBLIC ENVIRONMENT

71

In this section the public environment is analysed in terms of the current situation regarding the guality
and availability of services infrastructure, vehicular and pedestrian movement systems, parking and the
quality of the public spaces.

Bulk Services Infrastructure

The bulk services infrastructure in the ERV (Figure 22) is regarded as sufficient to accommodate
future development.

7.1.1 Sewerage System

The area is served by a newly installed 600mm ¢ sewer connection, which runs parallel to Carl Cronje
Drive and the upper portion of the Elsieskraal River across the Propnet site.

7.1.2 Water Reticulation

A 250-mm ¢ ring network, which runs along portions of Willie van Schoor Drive, Mispel Road, Carl
Cronje Drive, Bill Bezuidenhout Drive and Old Oak Road, serves the study area. Along with the
proposed extension along Carl Cronje Drive, this system will be adequate for the development in the
ERV. An additional reservoir may be necessary to accommodate the demand estimated for future
development.

An extension to the water network, which serves the Welgemoed area, is proposed along the ridgeline
on the western side of the Manex and Propnet sites.

7.1.3 Electricity

A 66kV overhead power line, which runs from the Oakdale substation east of the study area, enters the
ERV along Bill Bezuidenhout Drive, before running along Carl Cronje Drive to the Doordekraal
substation on the Mini-Cape site. The Oakdale substation is currently being used at 96% of its
capacity and it is estimated that its full capacily will be exceeded in 1998, The Doordekraal substation
therefore requires an alternative source of supply to prevent the deterioration of the supply quality to
the ERV.

The Westhof substation to the north-west of the ERV has been identified as the only economically
viable alternative source. The new 66kV power line link will enter the ERV from the north and run
along the Elsieskraal River to the Doordekraal substation. Additional equipment will have to be
installed at the substation to accommodate the new incoming lines. This will accentuate the visual
impact of the substation.

Because of the economic importance of the ERV, the Tygerberg Council has taken a policy decision to
instalf the new 68kV cable underground and to replace the existing overhead cable with an
underground cable from the PP Smit Sports Ground o the Doordekraal substation.

The capacity of the Doordekraal substation will in the long term be doubled from 20 MVA {o 40 MVA by
means of additional transformers. This will ensure sufficient capacity to accommodate fuiure growth
and development in the area.

The Waterfront TeanrVERV Partnership/98973/Development Framework August 1998
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7.1.4 Stormwater System

The stormwater system in the ERV is based on the Elsieskraal River. The features and components of
this system as well as the main concerns regarding the river system between the Doordekraal Dam
and the N1 Freeway are illustrated in Figure 23. Appendix A - Elsieskraal River Valley: Synopsis of
Available Information, May 1998 contains a summary of the major aspects of the stormwater system,

The most important concerns regarding the different reaches of the river system, as discussed in the
synopsis, are highlighted below. -

The first reach of the river covers the portion between Van Riebeeckshoef Road and the Monex
Waterfront. The Doordekraal Dam, although having a limited capacity, plays an important role as a
retention facility. Below the dam, the 50-year flood line needs to be determined. Although the current
development on the Propnet site used the dambreak flood lines to determine the limit of development,
these lines should only be regarded as relevant for appropriate evacuation planning and should be
determined for a distance of several kilometres down the river.

Reach 2 stretches from the Monex Waterfrant to the crossing of the river under Carl Cronje Drive. The
river currently flows through a temporary diversion channel, but it is planned that winter floods will
ultimately be passed into the northern quarry by means of a waterway, with the low flows being diverted
past the quarry to prevent pollution of the water body. This reach also inciudes two subreachs of the
stream draining the Bellville Golf Course which extends from the Golf Course Dam to the link of the
proposed diversion pipe with the Elsieskraal River.

The northern guarry currently has no formal spillway and could cause flooding. In order to control the
water quality of the northern quarry it is proposed that the Golf Course flow also be diverted away from
the northern quarry. Low flows and floads will be diverted along a proposed waterway tc rejoin the
Elsieskraal River further scuth, Stormwater runoff from the Waste-Tech site, which includes high
volumes of sand, is currently spilling into the northem quarry and affecting the water quality.

Reach 3 covers, the portion between the upper Cart Cronje culvert and the Waste-Tech culverts north of
the Bellillepark detention dam. The river runs to the east of Carl Cronje Drive for a large portion of this
reach and flows through three culverts which are all currently too small to handle major floods. The
natural river course on the eastem side of Carl Cronje Drive is overgrown and urgently needs to be
cleared of silt to prevent the flooding of Carl Cronje Drive. Maintenance and management of the system
are therefore important aspects to be addressed. To prevent potential flooding, it has been proposed that
a channel or culvert be constructed on the western side of Carl Cronje Drive to accommaodate floodwater.
Normal low flows could continue to flow in the existing river channel. This proposal supports the concept
of creating a continuous water system on the westem side of Cart Cronje Drive and the channel could be
turned into a landscaped water feature.

Reach 4 stretches from the Waste-Tech bridge to where it runs under the N1 and inciudes the
Bellvillepark Quarry detention dam. The Waste-Tech culverts are both slightly undersized. The
entrance channel to the detention dam commences directly downstream from the Waste-Tech bridge.
At this point a large bypass pipe culvert diverts low flows around the eastern side of the quarry,
discharging back into the river opposite the dam’s emergency spillway. The outiet pipe culvert of the
dam joins the river some 300m further south. The dam is the major component of the total stormwater
system in the ERV. A section of the river course to the south of the dam is estimated ta have little
capacity to accommodate floods and therefore widespread flooding would occur. The Bellvillepark
detention dam, however, plays an important role in preventing flooding further downstream. The
50-year flood line for the portion of the river between the dam and the N1 Freeway needs to be
determined.

It is evident that a stormwater management plan for the ERV is necessary to prevent flooding, maintain
the river course and address the pollution of the water bodies.

The Waterfront Team/ERV Partnership/28973/Develcpment Framework August 1998
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7.2 Vehicular & Pedestrian Movement Systems

The major movement systems in the ERV are north-south orientated and primarily based on the Willie
van Schaoor Drive/Durban Road two-way couplet and Cart Cronje Drive (Figure 24).

The Willie van Schoor Drive/Durban Road two-way couplet's main function in the vicinity of the study
area is that of an activity route. However, its design, which includes service roads, and its function as
a regional distributor have encouraged higher mobility. Pubiic transport is limited to this movement
system with isolated stop points being provided along the route to serve the bus service between the
Bellville CBD and Durbanville.

Carl Cronje Drive currently functions as a local mobility route and mainly serves the surrounding
residential areas. The upgrade of the portion narth of the Bill Bezuidenhout intersection to a dual
carriageway has increased mobility in the study area. Both the north-south road systems provide
access to the currently developed land parcels in the Valley.

Within the study area, the north-south movement systems are supported mainly by three east-west
road finks. Bill Bezuidenhout Drive and Old Oak Road are district distributor roads that provide access
to the Valley mainly from east of the study area and provide links between the tweo north-south
movement systems. Mispel Street is also an important road link between the north-south routes. lts
capacity is limited and may need to be increased through upgrading. Biloemhof Street is a iocal
distributor that provides access from the Oakdale and Ridgeworth residential areas ta the east.

Only the major intersections in the Valley are currently signalised, These are to the intersections of the
north-south routes with the east-west access routes to the area as well as the off-ramp from the N1
Freeway. The majority of the site access roads currently function with unsignalised intersections.

Some of these, such as the Santam access read onto Carl Cronje Drive and the two Sportika access
points onto Bill Bezuidenhout Drive are experiencing flow problems in terms of their functioning. The
Belivillepark Campus has no access from the Valley. The signalised Durban Road - Old Ozk and Carl
Cronje Drive - Mispel Street intersections are currently the most critical in terms of capacity and
performance in the ERV.

Pedestrian movement in the area is limited, mainly because of the nature and design of the roads.
The high speed and width of roads such as Willie van Schoor Drive and Bill Bezuidenhout Drive have
prevented a pedestrian-friendly environment. On both the roads at-grade pedestrian crossings have
been provided, mainly providing access to the Tyger Valley Centre from the surrounding office
development. These crossings are however dangerous and therefore seldom used. Office staff in the
Valley prefers to use their vehicles to get to the shopping centre during lunch hours, rather than to
walk. Where pedestrian movement does take place, it is mainly north-south movement along the
intensely developed Durban corridor. Carl Cronje Drive is currently utilised for jogging and cycling but
this is mainly limited to the western side of the road as it provides the only sidewalk through the culvert
underneath the N1 Freeway.

It is therefore important that in order to create a more sustainable movement systemn in the ERV, the
existing north-south movement routes are strengthened and east-west pedestrian movement is
encouraged.

7.3 Parking Supply & Availability

The main concentration of the current parking supply is located within the partially developed central
sector between Carl Cronje Drive and Willie van Schoor Drive (Figure 25). This sector provides
approximately 9 144 parking opportunities of which & 721 are surface parking bays, approximately 100
are informal and the remaining 3 323 bays are structured within the buildings or provided in decked
parking areas, such as the Tyger Valley Centre.

The only current parking provided to the west of Carl Cronje Drive are 285 bays at the Bellvillepark
Campus, but which are not accessible from the ERV, and approximately 190 informal parking
opportunities along the length of Carl Cronje Drive. The remainder of the current parking bays as
indicated by the figure, is provided along the intensely developed Durban Road corridor. Of the
approximately 1 887 parking cpportunities provided in the corridor, 1 337 are on-site or on-street
surface bays, 358 bays are structured within the buildings and the remaining 192 are informal.

' The Waterfront Team/ERV Partnership/9897 3/Development Framework August 1998
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The total number of parking oppertunities in the Valley to the west of Durban Road add up to
approximately 11 506 bays. The demand for parking in the Valley has been relatively high and
althaugh the parking requirements for, for example, the office developments have been calculated at a
higher ratio than the national average, (4 bays/100m2 GLA compared to 2 bays/100m2 GLA) parking
availability is a major issue, especially in the Durban Road corridor.

For the purpose of large events held at venues such as the Velodrome, the City of Tygerberg has
entered into agreements with some of the ERV landowners, namely Sanfam and the Tyger Valley
Centre, for the use of their surface parking. Large open areas such as the PP Smit Sports Grounds
are alsc made available for parking at those times. This arrangement has increased the number of
parking bays available for large events and allows for the counter-cyclical use of parking areas and
facilities. It is important that the practise of shared, counter-cyclical use Is extended as further
development in the ERV takes place.

7.4 Open Space Network

The open space network plays an important part in the integration and functioning of an urban area as
well as the experience that it presents to the individual. This section focuses on the location and
quality of the open spaces in the ERV and the current street edge conditions.

7.4.1 Current Open Spaces

The network of open spaces in the ERV is based on three main elements. These elements can be
distinguished as the sensitive enviranmental elements, the community open space facilities and the
hard open space locations (Figure 26).

The sensitive environmental elements that form part of the network are the Elsieskraal River sysiem
(including the Northern quarry and Belflvillepark quarry detention dam) as well as the western ridgeline
and amphititeatre topography. These spaces are not generally accessible because they are mainly
located on private land, but ferm important structuring elements of the averall network.

The river system links into the major community open space facilities that surround the study area.
These facilities include the Bellville Golf Course, Angelier Park with the Doordekraal Dam as its focus,
as well as the Danie Uys Park and the Jack Muller Arboretum south of the N1 Freeway.

The PP Smit Sports Grounds also funclions as a major community open space facility that presents
sporting opportunities, including cricket, softball, hockey and soccer, to the local communities.
Although it is currently walled off, it can be integrated into the overall cpen space system and become
an important focal area. The PP Smit Sporis Grounds is linked to the ERV through the landscaped
open space area on the corner of Bill Bezuidenhout Drive and Willie van Schoor Drive.

The hard open space locations in the ERV are focussed on the public land parcels and include the
parking areas to the north and south of the sports facilities on the Sportika site, the informal paiking
area on the corner of Willie van Schoor Drive and Mispel Street, and the Mini-Cape site.

Pedestrian movement between the various elements of the open space system is currently limited due
to the absence of a pedestrian network that has resulted in poor levels of local integration and
accessibility. The only continuous linear open space route is along the Edward Street service road in
the Durban Road activity corridor.

There is no overall planting theme within the ERV and the hard open space locations lack an element
of landscaping. Although the landowners have landscaped the perimeters of their land parcels, this
planting is not carried through into the public realm and the planting is not always indigenous.

The existing pubiic space elements can be strengthened by means of appropriate landscaping and
design. [t is important that these spaces be linked so as te provide pedestrians with a safe and
pleasant environment through which ta move.

The Waterfront Team/ERV Partnership/88973/Development Framework August 1998
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7.4.2 Street Edge Conditions

7.5

The street edge conditions in the ERV do not support movement in the area other than by vehicle. The
Elsieskraal River Valley benefits from a high level of regional connectivity, but the nature of the internal
roads and the lack of links between the mono-use cellular developments have not facilitated the
realization of local integration. The road coiridors are not conducive to pedestrian movement, because
aithough some tree planting and landscaping has taken place within certain areas of the road reserves
and along road medians, the wide road reserves and lack of formalised sidewalks and pedestrian
walkways prevent pedestrian movement. The photos in Figure 27 illustrate the above.

The inward-facing built forms do not refate to the sireet edges and therefore do not support the vital
urban design ingredients such as well defined, secure, vibrant, mixed-use public interfaces. Although
the unique natural elements give definition to the Valley, the lack of defining urban elements and a
public interface have resulted in a lack of true local identity or sense of place. It is vital that these
elements are achieved and that the buildings and building heights relate to the movement systems in
order to stimulate pedestrian movement and local integration,

Existing Activity Systems and Land Use Informants

Figure 28 summarises the existing activity systems and land use informants in the ERV. The recad
network forms a loose grid system as defined by the Carl Cronje Drive and Durban Road/Willem van
Schoor Drive north-scuth road corridors, and the three east-west road links.

Within this system three distinct sectors can be identified within which the land uses have similar
characteristics. These are the intensely developed eastern sector along the Willie van Schoor
Drive/Durban Road twe-way couplet where office development forms the dominant land use. The
partialty devetoped central sector between Willie van Schoor Drive and Carl Cronje Drive includes the
Tyger Valley Centre retail node, the Velodrome/Athletics Track sports node and various office nodes.
Finaily, the undeveloped western sector to the west of Carl Cronje Drive features the Bellvillepark
educational node and a minor retail node on the Propnet site.

Although the land uses within the western and central sectors do enjoy limited north-south links, east-
west connectivity between these sectors is limited. The focus of the development framework therefore
has to be on creating links between the three sectors and to strengthen the links between the land
uses within each of these sectors.

The Waterfront Team/ERV Partnership/98973/Development Framework August 1898
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8.0 OPPORTUNITIES AND CONSTRIANTS SYNTHESIS

The foregoing sections have highlighted the most important elements that have impacted on the
growth and development of the ERV. These include various strengths and opportunities that exist and
which should be harnessed to achieve the development of a balanced, sustainable and unique
envirecnment, There are however problems (weaknesses) that need to be addressed and threats that
need to be overcome in order to achieve the vision formulated for the ERV.

This section summarises the key considerations that inform the generation of the development
framework. The first part of this section is a SWOT analysis of the overall aspects related to the ERV in

general and the second part highlights the detailed aspects of each land parcel in the study area by
means of conceptual diagrams.

8.1 Opportunities and Constraints of the Elsieskraal River Valley

The findings of the analytical phase of this study can be summarised by means of a strengths,
weaknesses, opportunities and constraints synthesis for the Valley.

8.1.1 Strengths

+ Combination of large landowners: a diversity of abilities and competencies
+ Cenfral location; within the CMA and the Tygerberg Municipal Area

+ Good regional accessibility: location in relation to road infrastructure

+ Unigque phyéical environment: Elsieskraal River and topography

¢ A mix of high quality uses: retall, spart, office, and education

o High quality office environment: A-grade corporate image

+ Regional refail centre : important magnet

+ Sufficient service capacity: can accommodate further development

8.1.2 Weaknesses

+ Access from local area : limited local links

+ Shortage of parking : impact of eastern sector on ERV

¢+ Mono-functional, internally focused development ; this type of development is not sustainable
¢+ Lack of links and local integration ; not a pedestrian-friendly environment

+ Road capacity : certain roads and intersections have capacity limitations

+ Nature of roads : allows for high speed.

¢ Nourban sense of place : limited landmark features

The Waterfront Team/ERV Partnership/98873/Development Framework August 1998
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8.1.3 Opportunities

+ Improved access : new road links proposed
+ Creation of river-related landscaped walkways : major structuring element
+ Improved land use balance : focus on higher density residential, strengthen education node

+ Sporting development and sperts tourism : use available land and facilities, and explore niche
markets

+ Strateqgically located land ;:'tarcels in public ownership : can be used to address local needs

¢ Tourism, eco-tourism and leisure development : links with natural envircnment, proposed festival
retail and farmiands

¢+ Pedestian links and walkway systems : improve local integration and create pedestrian
environment

+ Public fransport : extend viability of the ERV
8.1.4 Threats

+ |Impact of development on natural features : If not managed, could jeopardise environment

¢ Overbulking: will decrease property and development values

+ Congestion: traffic needs to be managed

¢+ Security: issues of criminal activity and vagrants .
+ Inappropriate development: does not support the nature and image of the ERY

+ Lack of integrated river management : may cause flooding and prevent use of river as a design
feature

+ large surface parking areas : will limit vibrant environment
+ Large building footprints and heights : will impact on human scale

+ Qverhead power lines: affect the economic viability of the ERV

The spatial aspects of the above-mentioned opportunities and canstraints are illustrated in Figure 29.

8.2 Opportunities & Constraints of Individual Land Parcels

Figure 30 and Figures 30a - 30f provide a conceptual overview of the development opportunities and
constraints of the properties within the ERV. It also highlights certain of the more detailed aspects of
the abutting public environment.

The Waterfront Team/ERYV Partnership/98973/Development Framework August 1998
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8.0 THE DEVELOPMENT FRAMEWORK

9.1 Vision for the Elsieskraa! River Valley
It is worth noting the impartance of a vision in city building. Neil Fraser of the Central Johannesburg
Central Partnership cites a 1982 study in the United States which found that * a shared vision was
among the essential characteristics of successful cities™.
In the ERV this shared vision was identified at the November 1987 Indaba. The vision is that the
“Elsieskraal River Valley becomes a major multi-purpose regional destination and a key building
block in the financial base and identity of the new City of Tygerberg." Added to this, the Waterfront
Team sees the ERV becoming a special environment highly suitable for office development. This
development would need to capitalise on the attributes of the ERV identified in the preceding
analysis, nameiy:
a) Good accessibility to the metropolitan transportation network
b) Close proximity to the international airport
) Sound local infrastructure
d) An excellent range of existing services and facilities
e) Availability of land and commercial/office development rights
f) Close proximity to a growing residential population
g} A unique natural setting and well-defined river system.
The Long Term Vision (Figure 31 and Figures 31 a, b and c¢) indicates how the above attributes
could be enhanced for all users of the ERV study area.

8.2  The Development Framework Elements

9.2.1 A Development Framework Plan
The concept of development framework planning emerged from the planning process adopted in the
development of the Victoria & Alfred Waterfront. As part of the "Package of Plans” planning process,
a Development Framework, unlike a fixed-state master plan, is the expression of procedures and
development strategies to satisfy agreed-upon goals. The ERV Development Framework therefore,
is primarily about goals and policies to guide development and the basic physical structure which
organises the ERV study area and its links to its surroundings.

9.2.2 The Development Framework
The Development Framework plan {Figure 32) is an indication of the key structuring elements which
are seen as the pre-conditions for achieving development as identified in the Vision diagrams. These
elements are:
a) two north-south vehicular routes;
b) three east-west connecting roads,
¢} two options, not mutually exclusive, for improving vehicular access to the study area,
d) two different types of north-south pedestrian routes with at least one clearly defined east-west

connection;
e) an open space network which links the various natural forms and elements in the area; and
f) 14 development precincts (Figure 33) with distinctive development objectives and functional
requirements.
The Waterfront Team/ERV Partnership/9597 3/Development Framework August 1998

15



_ Northern P,

Sector

Central

Sector

Southern
Sector

FEATURES OF THE VISION

| * improved Access to Study Area

1 ® Carl Cronje Drive - Landscaped
Boulevard

| * Additional Shared Parking

* |mproved North-South Pedestrian
Linkages

® Flevated Pedestrian Walkways

1 ® Accessible Landscaped Walkway /
River System

Ev ELSIESKRAAL RIVER VALLEY DEVELOPMENT FRAMEWORK

RRRRRRRRRRR

THE WATERFRONT TEAM

The Vision

N.T.S

Figure 31

76



Ty

2  legend

g Signalised

Site Access

k Non-signallsed
Site Access

Integrated into
Contlnuous Green
System

Minor Retail Node

Good Accessibility to «
Landscaped Walkway
River System

Development Parceis

Substation Incorporated
Into Mixed-Use Development

Landscaped Park «

Elevated
Pedestrian Crossing

Contlnuous
North-South
Pedestrian Walkway «

Elevated
Pedestrian Crossing e

Brielrard Bivee illy

PARTHNEABHIPA

ER/ ELSIESKRAAL RIVER VALLEY DEVELOPMENT FRAMEWORK @ N.TS

Vision: Northern Sector Figure 31a

THE WATERFRONT TEAM




Carl Cronje Boulevard «

Landscaped Park «

Elevated Pedestrian »
Walkway

Improved Intersection «

Commaercial / 'Festival’ \<\ A S
Retail around Water Body « Nk —
Landscaped Street Edge e N\ > / I s

. y T ol T e

Elevated Pedestrian =
Walkway

Development Parcel «

Sports Grounds s~

® Possible Landscaped
Parking Area

Formalised Pedestrian / »
Parking Area

Landscaped Edge »

Pedestrian Links e

Improved / Landscaped » ﬂ ;
Parking Area /

Urban Pedestrian Route » /

Continuous North-Sauth
Landscaped Route o

' Legend

@ improved / Landscaped
Parking Areas

. Signalised
. Site Access

Non-signalised

Site AcCcess g et T I ] -
ER/ ELSIESKRAAL RIVER VALLEY DEVELOPMENT ERAMEWORK N.TS
Llselraat Biur litley
LTI vision: Central Sector Figure 31b
THE WATERFRONT TEAM

&



Landscaped Edge

Coentinuous North-South o

Landscaped Walioway

Mixed-use »

"7*1“‘“?"“‘ .
rq"'f"'f""""‘ K

Development

Natural Element to
be Protected

Improved
Intersections s—

Campus-related +—
Residential

improved Pedestrian
Crossing

Educational Node =
to be Expandad

‘Cateway" Site /
Park & Ride

Improved Access »

to Area

Appropriate Office &
Residential Development

Landscaped Edge e

1 Legend

® Improved / Landscaped
Parking Areas

] Slgnalised

j Site Access
Non-signalised
Site Access

AT Ty

N

rd

b
1

Lz

E.R/ ELSIESKRAAL RIVER VALLEY DEVELOPMENT FRAMEWORK

Eliioloast Rour lilly

ARTKEHRHIHIP

THE WATERFRONT TEAM

Vision: Southern Sector

NIS

Figure 31c

.

=4



Page 26

These physical elements must be considered and allowed for in the evaluation of any development
proposals for the area. Such an assessment should apply to all precincts as all precincts would
benefit from the organisation of the physical environment as indicated en Figure 32.

It is also the purpose of this report to indicate what measures are necessary in order for the above
system to function optimally, efficiently, in a mutually reinforcing manner and towards achieving the
visionary objectives of the ERV Partnership. These measures are elaborated on in the following
policies which are intended to guide development and growth in the ERV for the next 20 years,

The Waterront Team/ERY Partnership/9857 3/Development Framework August 1998
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10.0 BULKING AND LAND USE PLAN

10.1 Development Bulk Scenarios

Table 3 is an indication of the additional rights which could be developed on three sites which do not

have commercial development rights. These sites are the University of Stellenbosch and the City of

Tygerberg's Mini-Cape and Sportika sites.

in assessing the potential rights on these sites the following factors were taken into account:

a) The amount of developable land on each site. .

b) The amount of unutilised development bulk in the study area.

¢) Bulk factors for sites with approved development rights.

d) The location of the site in terms of undeveloped land parcels.

e} Parking requirements on site (see Table 3) and the amount of traffic generaied from

development on each site.

As the amount of traffic is considered a vital factor in the long term sustainability of the area, the

impact of additional potential development rights on the existing road network was assessed. The

traffic study concluded that the total amount of development bulk — 861 054 m? (Table 4) - to be

developed in the ERV could be accommaodated, albeit at diminished levels of service (Appendix B).

The study also concluded that there would need to be:

a) animprovement in access to the study area,

b) control of the amount of through-traffic, and

¢) anincrease in the use of public transport

In view of the amount of land required and costs involved for providing parking associated with future

development (Table 5) it is imperative that all parties address issues such as the sharing of parking

areas and public transport.

The ability to develop 370 458 m? of additional bulk is not only subject to the above transportation

issues; it is also dependent on the demand for office and commercial space. Although broad

projections over a 20 year period are possible {see section 15: Financial Analysis and Planning) a

detailed assessment of take-up rates is beyond the scope of this study. However, it is possible that

the amount of retail space available may exceed demand, particutarly if the Tyger Valley Centre
continues to trade successfully. For this reason it is recommended thai commercial development
rights could be interchanged with office rights.

The additional bulk figures in this report are indicative and are subject to standard rezoning

applications which involve public participation.

10.2 Development Bulk Policies

¢+ Permit additional development rights on University of Stellenbosch and City of Tygerberg land up
to 370 500 m? subject to a detailed traffic impact assessment.

¢ In those precincts with existing retait development rights, permit office deveiopment instead of
retail development subject to standard environmental, town planning and traffic considerations.

+ Other than the sites identified above, rezoning applications for properies within the ERV which
attract significant increases in commercial and/or office bulk should not be favourably considered
by the City of Tygerberg.

The Waterfront Team/ERV Partnership/9897 3/Development Framework August 1998



12"

O Office

B: Business
R: Residential
E: Education

Table 3 : Potential Rights - ERV Partners

Potential Rights : Bulk/GLA Analysis

Average Bulk Average Bulk | Bulk
JAG Total Erf | Factor for Factor Ratle | Rights | Utllised | Avallable |GLA Rights| Utlitsed | Avallable GLA
Property/ Owner Name | Area | Zone Zoning Area {ha) Slta! per Use ('} |Buik (m?) Bulk(m%} |  (m}E | GLA A ? (mi)
Sub-Tot: Exist] ng Rights . 606153] 163540 ..442613 5657 52 171328 304454
Sporttka -City of Tygerbarg 6| 27,29|Prvate Open Spac 0.15] O: 0.11) 16720 0 16720 14212 0 14212
B: 0.04 0 4] 0 0 D
Minl Cape - Tygerberg 9 50|Undetermined 0.60| O: 0.24] 17424 0] 17424 14810 0 14810
B: 0.24] 17424 0 17424 14810 0 14810
R: 0.12 8712 ¢] 8712 8712 0 8712
Istettenbosch- Education 13 Waste Tech
14 101 |Education 0.60{ E: 0.27] 151625 0| 151625 128881 4 128881
0.33] O: 0.09| 54540 0| 54540 46359 1 46359
0.24] B: 0.03| 18180 0| 18180 15453 & 15453
0211 R D.21| 127280 0| +t27260| 127260 0 127260|
Sub-Tot ; Additlonal Rights 411885 D] 411885| 370498 0 370498

1. Where no bulk factor was available, an average for the approved bulk rights was used. For consistency, 101a! site area was used for the caloulation
2. GLA has been calculated at B5% of (otal floor arez where ne information was available, except the Tyger Valley Centre that received a broader oefinition for GLA
3. GLA has been calculaled for office and business only

4. Whera a mix of office and retail s possible, a 50/50 ralio is assumed.




Table 3 : Potential Rights - ERV Partners

Potential Rights : Parking Analysis

Parking Future #
Parking Bay$ | Bayz | Existing #| Existing ot Total# | Total |EXIstng|ruture @  Totat
Requlred ito | Requived kol of Parking| Shortfalt | P2rking | of Bays | Shartfany]  #of of | Number
- GLA Rights & lusiised GLA Hays Surplus | Bays B | on site Surplus Penple? Peophe | of Pacple Comments
Sub-Total : Existing : 24390 8443  8364] .---79] 16723| 26087 698] 7790] 13835] - 21625|Totals Include development on Sportika & Stellenbosch
Sportika - Tygerberg O: 568 1] 0 5658 568 0 597 597 |Assuming an office deveiopment
B: D 1] 0 Q O 0 o 0|Leased areas included in existing rights
Mini Cape - Tygerberg [*3 592 4] 0 552 592 D 622 622 |No current rights, part being leased for bowling greens
B: 8BS [1] o] 889 889 D 582 592 | Assuming a mixed-use developrent
R: 144 0 0 144 144 4 216 216|Number of units : 72
Stellenbosch- Education ) Development wilf be limited to sports facllities
E: 2515 0 Y 2815 2515 Q| 5967 5067 ]Assignable m? (ASM) = GLA
Q: 1854 0 0 1854| 1854 Q| 1847 1547 Assuming a mixed-usae development
B: 2782 D 0 927 827 0| 1854 1854 [Malnly on eastern parion of property
R: 1650 0 Q 1650 1650 01 2475 2475 | Number of units: 8256
Sub-Tetal @ Additional 10884 0 1] ] 2140| 9140 0 0f 14271| 14271

5. Parking ralios calcudated at : Office - 4 bays/100 m® GLA; Retall - 6 bays/100 m? GLA; Residential - 2 bays per unil; 1 bay per 2.5 sludenis.
6. Parking bays required for development of available bulk
7. Occupanl numbers caiculaled at : Office - 4271000 m® GLA; Retalt - 1425 m? GLA; Residential - 3 people per unit.

C: Office

B: Business
R: Residential
E: Education
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Table 4 : Summary Table - Development Righs

Area

DURBAN ROAD CORRIDOR
OTHER DEVELOPMENT RIGHTS

% of Total |

Bulk Rights | Utilised Bulk} Available GLA Rights | Utilised GLA | Available GLA
Bulkk{m? | = {(m} {m?) GLA {m?)

95271 62127

Rights _

ERV PARTNERS - POTENTIAL RIGHTS

65176 62305| _ 108359| 55399 52959| 10
411885 "o 411885 370498 .- ° 0| 370408] 33

TOTAL

1257603 290043 967560 1139910 278854 861054 100

% of Total GLA Rights

ERV Partners
Current Rights

ERV Partners:
Potential Rights

w1
2
a3
04
Other 8
Rights Durban Road

% of GLA
Rights
WHilised
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Table 5 : Summary Table - Parking Requirements

Parking
Required | Existing # | Existing |Future # of| Tota! # of

% of Total
Bays
Required

Parking

DURBAN ROAD CORRIDOR 337 4725 3473

OTHER DEVELOPMENT RIGHTS _4177|  2156] 2082 4002 9
ERV PARTNERS - POTENTIAL RIGHTS | t09e4] o o\ 9140] . 9140 24
TOTAL 45887| 12684] 12184  490| 32023 44217 100

1450 Additional On-street,Sportika & Informal Parking Bays

% of Parking Required ito Rights

ERV Partners:

Potentia! Rights ERV Partners:

Current Rights
| | ' 1 N

Other

Rights H2
9 ........ B 3
04

Durban Road

% of
Future
Parking

Bays
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10.3

Land Use Plan

Figure 34 provides an indication of the primary land uses which have accurred/will occur in the
context of approved/potential development rights.

Apart from the University of Stellenbosch, Mini-Cape and Sportika sites, development proposals for
all vacant sites in the ERV have been submitted to the City of Tygerberg for consideration and/or
approval. The above three sites represent over 70 ha of land without approved commercial/office
development rights; confirmation of the planning of these sites would complete the long term
development scenario for the ERV. With a clearer scenario, it will be easier for development
proposals to complement and reinforce one another and thereby contribute to the long term
sustainability of the ERV. In support of this objective, the following ohsetvations are made:

a) University of Stellenbosch

At the time this land was purchased it was for the intention of developing a University
Campus for + 21 000 students and therefore no commercial rights were required. However,
now that the projected size of the student population has been substantially reduced, there is
a vast amount of land which is not required for educational purposes. To leave this land
vacant because of historical agreements is not in the interest of the ERV. Therefore, it is
recommended that the agreement which altows for City Council to regain ownership of the
land should it not be used for educational purposes, i.e. the reversionary clause, be
evaluated with a view to permitting a range of uses on University land.

b} The City of Tygerberg’s land which does not have specified development rights, i.e. the
portion of the Sportika site north of the Velodrome may be more appropriate for office
development than as public open space. With regard to the Mini-Cape site, it is
recommended that because of the success of the Tyger Valley Centre and the potential
increase in land value of the Mini-Cape site, the City of Tygerberg could facilitate the
development of the site for commercialfresidential purposes whilst realising funds for
broader community needs.

Therefore, with regard to outstanding issues on land with no commercial/office development rights,
the following issues require resolution:

iy The reversionary clause applicable on the University's land. Permission for a lease such as
the Golf Driving Range indicates that the University should be allowed to pursue commercial
development on land not required for educational purposes. However, because of the
conditions of the original purchase, the University should not alienate land before reaching
agreement with the City of Tygerberg on land use and development controls.

As the Golf Driving Range site enjoys good visibility from the N1 and in the future could have
good access from the N1, the University should be permitted to develop this site for
commercial purposes subject to dealing with the existing lessee.

if) The bowling greens on the Mini-Cape site. This facility is considered to be an amenity to the
area and should be retained within the ERV., Therefore, if the site is to be developed for
commercial or residential purposes, an alternative site for the howling greens should be
found within the ERV. The relocation of the bowling areens would enable the City to enter
into negotiations with potential developers for the Mini-Cape site.

10.4 Land Use Policies
+ Achieve a rich and diverse urban envirenment by promoting a balanced and reinforcing mix of
activities.
+ In order to promote the long term economic sustainability of the ERV, the development precincts
should be integrated through the use of pedestrian and vehicular linkages.
¢+ The withdrawal of the reversionary clause should be negotiated between the University of
Stellenbosch and City of Tygerberg in order to develop the university land for a mix of education,
residential, offices and commerciai purposes,
The Waterfront Team/ERV Partnership/98973/Development Framework August 1998
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+ The benefits of developing the existing Golf Driving Range site for commercial use should be
assessed.

+ The amount of land on the Sportika site north of the Velodrome which could be released for
development should be assessed. This development should complement and reinforce the
Velodrome, such as an office development, conference facilities, a training academy or hotel.

+ Develop the Mini-Cape site to its full potential subject to

a) developing an alternative site for the Bowling Club;
b) a detailed financial assessment of the potential benefits for the City of Tygerberg; and

¢} recommendations on implementing an open space network as indicated in this
Development Framework.

+ Higher density residential development should form the fransition between the ERV and the
lower density residential areas to the west and south.

Tha Waterfront Team/ERV Partnership/58973/Development Framework August 1998
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11.0 PUBLIC SPACE & URBAN DESIGN FRAMEWORK

The intention of an urban design framework is to provide coherence to a series of seemingly
unrelated open spaces. In this manner the public and private realm can be clearly defined in terms of
expectations and responsibilities. The elements which shape the public environment and the
experience of people moving through the system are indicated on Figures 35.

11.1 Design Objectives

The principle objective of the public space and urban design framework is to provide sensible
inkages between major open spaces and important natural elements. These linkages should
reinforce existing movement pattemns and in undeveloped areas, should take cognisance of
topography and views. It is important that appropriate uses on private land also be part of an open
space network; the interface between the open space network and private land will require special
attention.

In terms of the framework there are two distinct north-south pedestrian walkways. The route along
Carl Cronje Drive is a route which will have strong natural features but will also be formally
landscaped in places. The design of this route should allow for jogging tracks as well as formal
pause areas. In contradistinction, the north-south route along Willie van Schoor Drive is chiefly a
“mobility” route and should be designed to provide safe pedestrian access through parking areas and
local access roads.

The open spaces in the public realm vary in size and function, but should be accessible off the major
pedestrian routes. Whilst the area to the south of the Bellville Stadium is essentially a large parking

lot, it could be used for more public events and therefore should be easily accessible from Carl
Cronje Drive.

A key open space within the network is the Mini-Cape site. This site is an important interface
between the hard/commercial areas of Carl Cronje Drive and the natural areas of Elsieskraal River.
As such it should form a “forecourt” to the natural system. Therefore its links north-south and east-
west are important to the integrity of the open space network.

Roads are also considered to be part of the open space network and consequently their attendant
environment should also positively contribute to the public’s experience of the place. For this reason
it is recommended that the edges of Bill Bezuidenhout Drive, an important access route to the future
Monex Waterfront Development, be appropriately landscaped.

The enhancement of the public open space environment is seen as critical to the identity of the ERV
and its long term success. |t is therefore important that the implementation of the design objectives
and palicies of the open space network be pursued by all members of the ERV partnership.

11.2 Public Space Policies

In order for the physical elements of the framework to inform future development in the area, the
following policies need to be adopted:

+ The creation of a network of publicly-accessible urban spaces of varying character and size and
that relate to the adjacent land uses and activities, should be encouraged.

+ A continuous landscaped public pedestrian walkway should be developed along the entire length
of the western edge of Carl Cronje Drive and where appropriate, incorporate the river course
itself as the main defining element.

+ Development on private land to the west of this walkway should be encouraged to permit access
off this walkway and the river systern at designated points.

+ Parking areas and access roads in developments flanking Willie van Schoor Drive should aliow
for a safe north-south pedestrian route.

The Waterfront Team/ERV Partnership/98973/Development Framework August 1998
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The parking areas to the north and south of the Velodrome/Bellville Stadium should be developed
into multi-functional public spaces.

Public areas should be planned and designed to ensure safety, management and control. This
includes adequate lighting and visibility.

The technical and financial feasibility of building elevated pedestrian bridges across Bill
Bezuidenhout Drive and Carl Cronje Drive should be investigated.

The southern portion of the Mini-Cape site should be designated as public cpen space and allow
for related tourist and leisure facilities.

11.3 Urban Design Policies

+ Development and land uses along the Elsieskraal River should contribute {o the continuity of the
public walkway system.

+ Opportunities to create defining urban elements on appropriate sites such as landmark buildings,
spaces and features should be explored.

+ Views and vistas should inform and guide building location and height.

+ The natural features of the Valley, i.e. the Elsieskraal River and escarpment should inform the
location, scale and height of buildings.

+ The orientation and scale of buildings should relate to the public environment.

The Waterfront Team/ERV Partnership/98373/Development Framework August 1998
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12.0 MOVEMENT & PARKING FRAMEWORK
The overall movement system for the study area is indicated on Figure 36.
12.1  Accessibility

The vehicular movement characteristics of the Durban Road Cotridor and Cari Cronje Drive are
described in Section 7. With the amount of development proposed, it is envisaged that the function
of Carl Cronje Drive will change from being chiefly a mobility route to a route which offers a balance
between local mobility and sub-regional access. The mabhility function of this route will be affected by
the additional signalised and non-signalised intersections which will become operational under a full
development scenario.

Access to the study area is dealt with in Appendix B. In view of the amount of through-traffic which is
already affecting the area, it is evident that additional access into the ERV could be beneficiat to its
long term sustainability. For this reason it is recommended that final resolution be made on the N1
off-ramp and/or the access route from Hoheizen to Carl Cronje Drive.

12.2 Parking and Public Transport Plan

Proposals for managing parking and the organisation of a public transport system are indicated on
Figure 37.

In order to address the shortage of parking in the future and the wastage of space by providing use of
site specific parking, it is recommended that the following sites be utilised as shared parking areas:

a) existing parking area south of the Bellville Stadium; to be supplemented by structured parking
on site;

b) asite north of the Velodrome;

c) the lowest portion of the Waste-Tech site in combination with other uses such as sports and/or
recreation facilities; and

d) the existing PAWC site at the southern entrance to the study area; this area is already used for

parking. It needs to be formalised in conjunction with a proposal to allow for a public transport
facility.

The Durban Road Corridor is seen as the regional public transport route between the residential
areas to the north and the N1 and station {o the south, Within the study area, it is intended that a
local public transport system should operate. This system would also contribute to the integration of
development parcels east and west of Carl Cronje Drive.

12.3 Movement and Parking Policies

The pelicies for access, parking and public transport are based on the aferementioned possible
developments.

+ Improvements to the network in the East Service Area of the City of Tygerberg, which will
alleviate the negative impacis of through-traffic in the ERV, should he identified and
implemented.

¢ The individual development proposals which require an increase in bulk, changes to land-use
and/or changes in access arrangements should be evaluated in conjunction with detailed traffic
impact assessments.

¢ WellHocated parking areas which can be shared between ERV Partners, should be developed.

+ The technical and financial feasibility of developing a parking facility to address the shortage of
parking on the Durban Road Corridor should be investigated; such a development would be
subject to a traffic impact assessment.

The Waterfront Team/ERV Partnership/8897 3/Development Framework August 1958




Legend:

Parking
Transport

Transport

@  Sstop Points

A Existing Bays
V  Proposed Bays
L] shared Parking
Area Boundaries

4

BB Additional Shared |

s REGIONAl PUblic
Local Public

¥ Modal Interchange

nnnnnnnnnnn

ELSIESKRAAL RIVER VALLEY DEVELOPMENT FRAMEWORK

TTTTTTTTTTTTTTTTTT

Parking Management & Public Transport Plan

Figure 37

76



Page 33

+ A public transport system within and to the study area from Bellville CBD should be promoted as
part of the long term transportation improvements in the ERV and East Service Area.

+ The cost calculations of the N1 half-diamond and access road from Hoheizen should be updated
and the technical and environmental aspects should be evaluated by the City of Tygerberg prior
to engaging with the appropriate authorities to obtain approval for these proposals.

The Waterfrant Team/ERV Parinership/88973/Development Framework August 1598
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13.1

13.2

LANDSCAPING & GREENING FRAMEWORK

The landscaping and greening framework (Figure 38) highlights the important landscaping elements
required to improve the public environment in the ERV and strengthen the structuring elements of the
development framework.

Landscaping Principles
The following principles form the basis of the [andscaping and greening framework:

« Strengthen the natural features such as Elsieskraal River, amphitheater, topography and
ridgelines;

« Integrate the different land parcels and activities through appropriate planting and landscaped
links;

» Enhance the public environment through both hard and soft landscaping;

» Strengthen the structuring elements, such as pedestrian walkways and roadways through
appraopriate planting;

o Create a quality, pedestrian-friendly environment which is safe and ailows various activities and
experiences; and

« Create a sense of place by providing a unique and legible environment for residents, workers and
visitors to the area,

A combination of hard and soft landscaped areas will be linked by means of the proposed pedestrian
system. Landscaping along the north-south pedestrian spine should strengthen the natural and
canalised waterways and allow for both active and passive uses and spaces. This entails the
provision of street furniture such as benches, lighting, litter bins and other facilities along the
pedestrian pathways and cycling tracks.

The area to the east of Carl Cronje Drive should be treated differently as it is more steeply sloping
and will be less frequented by the public. However, it is an important visual element along Canl

Cronje Drive; the landscaping should also offer the passer-by a feeling of openness in a built-up
area.

Where there are natural areas in good condition, there should be minimal intervention. However,
provision should still be made for public pedestrian access.

Appropriate lighting and street furniture should also be provided at other open space areas such as
the urban walk, the landscaped park on the Mini-Cape site and the formalised open spaces north and
south of the Velodrome and Bellville Stadium,

Although technically outside the ERV study area, the PAWC site between Willie van Schoor and
Durban Roads functions as a visible southern "gateway” site to the ERV. As such it should reflect the
character of the area and thereby assist in the promotion of activities within the ERV. The site in its
current state does not serve the interests of the ERV Parinership and should be appropriately
landscaped to visually improve thi entrance to the ERV.

Landscaping and Greening Policies

In order to implement the landscaping framework, it is necessary for all parties to subscribe to its
implementation. 1t will be necessary to identify the priority focus areas of this framework, such as the
north-south pedestrian spine and boulevard and prepare detailed landscaping plans for its
implementation.

The following landscaping policies pertain to the ERV in generat:

. An overall planting theme should be created for the Valley. This theme shouid be based on
indigenous species.

The Waterfront Team/ERY Partnership/98373/Development Framewark August 1938
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* The natural river course should be enhanced through appropriate landscaping and every effort
should be made to provide a natural course and finish for canalised areas {Figure 39).

+ A suitable portion of land to the west of Carl Cronje Drive should be identified and landscaped
for the purpose of a continuous public pedestrian walkway.

* The pedestrian spine and river area should be landscaped in accordance with the
requirements of the stormwater system, the natural and visual aftributes of the area and the
movement patterns of vehicles and pedestrians entering properties to the west of the walkway.

+ The eastern edge of Carl Cronje Drive should be landscaped and the median planted to create
a boulevard. This should be done in accordance with a co-ordinated landscaping plan.

N The urban walk along Willie van Schoor Drive should be landscaped to provide a safe and
user-friendly environment.

¢ The edge of Bill Bezuidenhout Drive should be landscaped to reduce the scale of the road and
create a sense of place.

+ The parking area to the south of the Bellville Stadium should be enhanced through appropriate
hard and soft landscaping.

N The parking/pedestrian area to the north of the Velodrome should be enhanced through
appropriate hard and soft landscaping.

+ The “Forecourt’ park on the Mini-Cape site should be landscaped to provide an entrance to the
river-walk and allow for a variety of uses (Figure 40).

+ The escarpment and sensitive slopes should be protected, stabilised and planted.

+ Valuabte tree lines should be retained and appropriate screenplanting should be provided to
separate different uses and activities.

* Screenplanting should be considered to soften the edge of the Waste-Tech site.

* The ERV Partnership and PAWC should resolve the development/non-development and
landscaping of the visually important site on Durban Road/Wilie van Schoor Drive at the
southern entrance to the ERV. In the interim, the proiiferation of mobile signs should be
curtailed.

The financial implications of future development in the ERV and the implementation of some of the
preceding policies are now assessed in terms of benefits accruing to the ERV Partnership and the
City of Tygerberg and the potential for job creation.

The Waterfront Team/ERV Partnership/58973/Development Framework August 1598
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14.0 DEVELOPMENT GUIDELINES FOR PRECINCTS

The preceding diagrams (Figures 34 to 40) indicated the land use, open space, landscaping and
movement system components of the Development Framework. It is intended that local authority
officials apply these principles when assessing new development proposals. In order to assist all
parties in assessing the merits of proposals vis-&-vis the Development Framework policies,
development guidelines for each geographic precinct are provided.

Figures 41 to 54 include the most important policies which are applicable to each precinct.
Development guidelines are unlike statutory town planning regulations and therefore do not provide
numerical values for building heights, setbacks, parking numbers, etc. Rather, they are intended to
give decision-makers the flexibility to weigh up the merits of proposals which are not strictly
consistent with approved zonings. Instead of rejecting these proposals outright or subjecting
developers to unnecessary lengthy procedures, decision-makers should apply these development
guidelines and test them in the context of the intentions of the Development Framework,

For this reason, the following development guidelines are intended to expedite approval of
development preposals and thereby contribute to the economic vitality of the ERV.

The Waterfront Team/ERV Partnership/9897 3/Development Framework August 1828
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15.0 FINANGIAL AND COST IMPACT ANALYSIS

15.1  Methodology

The methodology used in analysing the financial and cost impact, which the built and unbuilt bulk will
have on the Elsieskraal River Valley, is outlined in Figure 55.

Cognisance is taken of the Urban-Econ 1898 economic report which farms an important input to the
Tygerberg Spatial Development Framework,

Relevant abservations contained in the Urban-Econ report are incorporated in this financial and cost
impact analysis. Particularly, the estimates of the annual percentage rates of growths for retail, office
and residential spaces are intrinsic to the assumptions made in determining the weighted average
rate of economic growth in the ERV and the consequent projections and comparisons which are
made to the year 2018,

There are five main areas of interest, namely :

s the cost impact on bulk services;
« the cost implications of future development;

« the impact which future development will have on the creation of jobs, both permanent and
temporary;

« the generation of revenue {cost benefits); and

« a possible strategy to encourage optimum growth in the ERV, in line possibly, with the GEAR
program.

RV:: ECONOMIC MODEL "
IT IMPACT ANALYSIS

Figure §§

ORS:f {“TYGERGITY |
= | FEES S TAXES,

The Waterfront Team/ERV Partnership/98973/Development Framework August 1998
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The methodclogy is as follows:

First, the status of the zoning and utilisation of the rights and mare particularly, the gross leasable
area (GLA), were determined,

Second, the cost of development, in present value terms, of bulk built to date and unbuilt bulk was
calculated.

Third, an analysis was made of three selected annual percentage rates of growth, namely :

+ the percentage rate of growth per annum required to absorb the entire remaining bulk,
(both zoned and those areas yet unzoned). Assumptions concerning the unzoned areas
are made within this report;

« the estimated percentage rate of growth per annum as represented by market demand with
particular reference to the Urban-Econ 1898 report; and

o the weighted average rate of growth required to achieve the “high road” scenario
(Table 6.1 below).

Fourth, projections were made over a period of twenty years to determine the impact of the above
assumptions on ;

» bulk services, both on site and off site;

« future cost of development;

« future revenue to the City of Tygerberg and the private sector; and
« job creation.

Several conclusions are drawn from the above analyses and recommendations are offered, with
particular reference to the priority of development and the achievement of the *high road” scenario.

Finally, inputs are made to the growth management plan as farmulated in this report.

15.2  The Status of Existing Bulk

Table 6.1 sets out the status of existing and anticipated future bulk rights. It is evident that
approximately 25% of the total bulk has been built to date. This represents 278 854 m? of GLA of
offices, retail and residential space.

There remains a further 75%, or 861 000 m? of unbuilt GLA, of which 370 500 m? is unzoned. The
unzoned areas fall within the University of Stellenbosch, Mini-Cape and Spartika precincts.

Table 6.1
SUMMARY
BULK & GLA BUILT, UNBUILT & ADDITIONAL:
GEQGRAPHIC LOCATION AND DISTRIBUTION
- = :.:QNAD:ii‘]‘_l_:ONAL
CBULK | GLA BULK GLA BULK | GLA
Erv Zone 163 540 171,328 442513 394,455
Dbn Road
Corridor 126,503 107528 113,062 96,103
US. Sportika, 411,885 370,498
Mini-Cape
TOTALS 290,043 273,354\ 555,675 490,558 411,885 370,498
The Waterfront Team/ERV Parinership/8897 3/Development Framework August 1998
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e Table 6.2
STATUS
_BU_LK.:. - GLA ..... " . LA %
BUILT 290,043 278,854 2446% UTILISED 278,854 24.46%
UNBUILT 555,675 861,056 '75.54%  |UNUTILISED 490,558 43.03%
ADDITIONAL 411,885 ADDITIONAL 370,498 32,.50%
L_'I'GIJTALS 1,257,603 (1,139,910 100.00% 1,138,910 100.00%

Note: « The above GLA amounts include the residential zoning.

« Built University of Stellenbosch GLA is included in ERV zone in Table 6.1 (8302 m :)

The use distribution of bulk is set out in Table 7

For instance, of the total GLA zoned for offices (475 750 m?), approximately 34 %, or 190 387m?, is
built.  Approximately 36% of the potential retail GLA is built and significantly, anly 2.25% of the
potential residential area is built. Of all the GLA, 45% is zoned for offices, 25% for retail, 21% for
residential and the balance, approximately 12% for educational use, thus making up a total GLA of

approximately 1 140 000 square meters. It is also of significance that 370 500 m? of GLA could still
be added to the existing pool.

Table 7.1

SUMMARY
BULK & GLA BUILT, UNBUILT & ADDITIONAL.:
GEOGRAPHIC LOCATION AND DISTRIBUTION

© CUNBUILT= - | ADDITIONAL
..... . LA 5 JBULK : IGLA BULK | GLA
Offices 34.02% 475,751 | 190,387 161,828 280,638 238,542 88684 75,381
Retail 35.92% 287,752 | 81,337 103,348 176,314 154,141 35,604 30,263
Residential 2.25% 239,223 6,325 5376 58,723 97,875 135,872 135,872
Educational | 6.05% 137,183 | 11,995 8,302 - - 151,625 | 128,881
TOTAL 1,139,910 | 250,043 278,854 555,675 490,558 411,885 | 370,498
Table 7.2
T
USE DISTRIBUTION
__TOTAL GLA
USE | %
Offlces 41.74%
Retail 25.24%

Residential 20.99%

Education 12.03%

TOTAL 100.00%

The Waterfront Team/ERV Partnership/98973/Development Framework August 1998
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The graphic relationship between the built and unbuilt GLA is illustrated in Figure 56

r

Figure 56
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The percentage use distribution in terms of total GLA, is represented in Figure 57 below and Table
7.2 above.

Figure 57
TOTAL GLA : PERCENTAGE USE DISTRIBUTION

20.99% 12.03% _ i

41.74%

| Offices

25.24% & Retail
i OResidential

§ E1Ecucationai

The distribution of built GLA and fotal GLA, in categories of offices, retail, residential and educational
usage, is further illustrated in Figure 58.

It is evident that whilst there is a large reservoir of unbuilt GLA in all categories, it is the residential
category which in particular, draws attention,

Figure 58

‘ GLA : BUILT AND AVAILABLE USE DISTRIBUTION
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A further observation is the comparatively large area of office space in supply.
The Waterfront Team/ERV Partnership/88973/Development Framewark August 1988
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15.3 Percentage Annual Rate of Growth

The annual percentage growth required to absorb the full available GLA, aver 20 years is calculated
to be 3.53%.

In other words, should the average rate of growth for all categaries of land use, grow at an average
rate of 3.53%, ajl the GLA and the additional bulk which is not zoned as referred to above, will be
developed over 20 years..

Arguably, the above scenario is seldom achieved. It is however, of interest to reach an
understanding of the potential of the ERV and the impact which the development, over time will have.

Table 8
20 YEAR PROJECTION
SELECTED ANNUAL PERCENTAGE GROWTH RATES

TO EQUAL SUPPLY 3.5265%
WEIGHTED AVERAGE DEN |DisTRIBUTION| . % | WEIGHTED
“ T ST < 'GROWTH . 1.. AVERAGE
Offices/Comm 475,751 41,74% 2,430% 1,0142%
Retail 287,752 25,24% 1,400% 0,3534%
Residentia! 238,223 20.99% 6,920% 1,4522%
Educational 137,183 12,03% 2,700% 0,3249%

TOTAL 1,138,510 100,00% 3,1448%

The indicated level of demand in the ERV precinct is calculated in Table 8, The percentage rate of
growth for offices and residential respectively, is as reflected in the Tygerberg Spatial Development
Framework : Economic Inputs (Urban-Econ, June 1998).

It is estimated that the weighted average demand percentage growth rate per annum in the ERV for
offices, retail, residential and educational space, is 3.14%.

The growth rate for retait in the ERV is considered to be 1,4%, (0,26% Eastern Sector {(op.cit) (as
shown in Table 8), and the growth rate used for educational usage is 2,7%, which is equal to the
current projected population growth for Tygerberg {(op.cit.}.

The average economic growth rate for Tygerberg over the period 1991-1995, has been estimated at
3.8% per annum {op.cit.).

It is also noted that the average economic rate for the Cape Metropolitan Area for the period 1991-
1998, has been estimated at 2.8% (op.cit.).

Table 8 reflects the annual absorption of GLA as calculated, using the annual percentage growth
rate required to take up the full supply over 20 years {3.53%) and the estimated average percentage
growth in demand (3.14%), as referred to above.

The projected demand increases from 27 000 m? per anntum in 1999, to 49 000 m? per annum in
2018.

The Waterfrant Team/ERV Partnership/98973/Development Framework August 1998
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Table 9
20 YEAR PROJECTION B
ANNUAL GLA : COMPARATIVE DEMAND
TO ABSORB SUPPLY 30,365 "34.880 41,480 49,328 58,662
ESTIMATED DEMAND 27,078 30,648 35,780 41,772 48,766

The accumulative demand is estimated to increase from 308 000 m#in 1999, to 1 017 000 m?
in 2018. These amounts inciude the GLA built ( Table 10),

Table 10
20 YEAR PROJECTION
ANNUAL ACCUMULATIVE GLA : COMPARATIVE DEMAND
TO ABSORB SUPPLY 309,219,1 441,772.3 635,516.0 865,917.4 ]1,139,912.6
ESTIMATED DEMAND 305,932,2 423,032,4 591,352.6 787,857,0 [1,017,264,8

15.4

A projection, based on 3,53% and 3,14% growth per annum for office, retail , residential and

educational space, projected over 20 years, is reflected in Figure 59 below.

Figure 59
20 YEAR PROJECTION : GLA DEMAND

1,200,000

1,139,913

1,000,000 1,013,552
800,000
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e N R

Projected Cost Structures

The estimated cost of the existing built GLA, is R1.3b. The estimated cost of deveicping the
remainder of the unbuilt GLA (Figure 58) is R3.8b over 20 years, expressed in present vaiue rand.

The estimated cost distribution of the ERV, Durban Road, Universily of Stellenbosch, Sportika and
Mini-Cape sites respectively, is shown in Table 11.

It should be noted that the cost of development includes land and professional fees and excludes
VAT.

The Waterfront Team/ERYV Partnership/@8973/Development Framework

August 1898
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Table 11

FULL GLA

20 YEAR CAPITAL GROWTH isROJECTION
PRESENT VALUE COST STRUCTURES:

BUILT BULK TO DATE

1,281,257,650

FUTURE 3,842,673,938
UNBUILT ERV - 1,890,829,230
UNBUILT DBN RD ' 487 704,545
UNZONEDU.S. e ' 4,215,351,039
UNZONED MINI-CAPE & SPORTIKA | 248,699,123

PROJECTED CAPITAL EXPENDITURE

5,133,931,589

The total capital investment, in present value rand, including the capital expended, is estimated at

R5.1b, over a twenty year period.

This also assumes the development of all the bulk over 20 years.

A comparison is drawn in Table 12, between the estimated capital expenditure, projected over 20
years, and calculated at the required take-up rate of 3.53% per annum and the estimated demand of

3.14% per annum.

Table 12
ESTIMATED
PRESENT VALUE CAPITAL EXPENDITURE
20 YEAR SUPPLY AND DEMAND PROJECTION

1998 1,201,257,650 1,281,257,650

2003 2,018,320,581 1,934,689,310

2008 2,882,949,306 2,685,859,566

2013 4,375,015,703 3,562,808,573
L 2018 5,133,942,896 4,586,97,193

The results of this comparison are illustrated in Figure 60.
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15.5 Estimated Cost Of Off Site Landscaping And Additional Bulk Services

Table 13 sets out the estimated cost of landscaping and pedestrian linkages, electrical services and
roads.

It is estimated that approximately 2.2km of pedestrian and cycling routes are to be built to complete
the linkages between the development nodes.

The landscaping is mastly opposite the Santam building and the verge along Mispel Street. A
covered walkway is envisaged along the length of Edward Street and provision is made for three
overhead pedestiian linkages.

The electrical costs relate to the overhead cable to be relocated underground and aethstetic
treatment to the sub-station on the Mini-Cape site,

The estimated cost of the half-diamond off-ramp from the N1 onte Carl Cronje Drive and the on-ramp
is also recorded (BKS estimates). The cost of widening Carl Cronje Drive, adjacent to the Tyger
Waterfront south to the N1, is included with the cost of the roads in Table 13.1

Table 13.1

ESTIMATED PRESENT VALUE COST OF OFF SITE LANDSCAPING

AND
ADDITIONAL BULK SERVICES

=2

Pedestrian & Route (2,2km. route : Doordekraal Dam fo N1 3,300,000

Landscapiné {Carl Cronje Drive : Santam to Mispel Str, verge) 1,500,000

Covered Walkway (Edward Street) 260,000

Overhead Pedestrian Linkages (3 crossings) 1,080,000 ]
Sub Total 6,440,000

Relocate ove;head cable underground (boofdekraal to PP Smit) | 5,600,000

Aesthstic treatment to Doordekraal sub-station 800,000

Sub Total 6,400,000

a.'?\if D!i;almond Interchange and Road Widening (N1 Cuivert tﬁ | 35,000,000
ispe

Sub Total 35,000,000

Discussions with the office of the Director of Engineering Services revealed that the existing provision
for stormwater is sufficient.  Water supply will however, have to be increased in future and a new
reservoir constructed,
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15.6

Table 13.2
CAPEX EXPENDITURE : 5§ YEAR PROJECT PRIORITY
PROJECT (R.m} | 1999/00 | 2000/01 1 2001/02 | 2002/03 ]_2003;*04

TOTAL

ELEGTRIGAL SERVICES.

5,60

| ROADS

Replace Cable Underground 5,60

(Doordekraal to PP Smif)

Aesthetic Treatment of 0,80 0,80
Doordekraal Sub-Station

Half Diamond and Road 35,00 15,0 20,0
_widening (N1 Culvert to Mispefl
" FANDSCARING

i G 0 S

PR B

Landscaping of Carl Cronje 1,50 0,20 0,30 0,50 0,30 0,20
verge

Covered Walkway along Edward 0,56 0,58 —‘
Street

Overhead Pedestrian Linkages * 1,08 0,36 0,45 - 0,27
N-S Pedestrian Route (2,2 km; 3,30 0,50 0,80 0,80 1.00 0,20

Bill Bezuidenhout Drive : Tyger Valley Centre to Sportika
Carl Cronje Drive : Tyger Valley Centre to Mini-Cape
Carl Cronje Drive : Tyger Waterfront to Santam

* Order of priority is:

Joh Creation

The estimated number of jobs created over the 20 year period is 75 500, based on 3.14% growth rate
as reflected in Figure 61 and Table 14.

Approximately 60% of the jobs created will be temporary and are linked to the constructicn and allied
industry, including professional services such as architects, structural and civil engineers and quantity
SUNVeyors,

The estimated permanent jobs created will be taken up by office workers, restaurant, retail, hotel,
leisure and recreational as well as workers engaged in repairs and maintenance, cleaning and
security.

Table 14 sets out the estimated number of jobs created and a distribution between permanent and
tempaorary jobs.

The Waterfront Team/ERV Partnership/38973/Development Framework
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Tahle 14
20 YEAR JOB CREATION
PERMANENT AND TEMPORARY JOBS

YEAR ANNUAL TEMPORARY PERMANENT
1998 19,552 11,929 7,623
2003 30,473 18,592 11,881
2008 43,223 26,371 16,852
2013 58,108 35,453 22,655
2018 75,485 46,055 | 29,430

Graphic representation is seen in Figure 61 below.

——

Figure 61
PROJECTED JOB CREATION
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Figure 62
PROJECTED JOB CREATION : RELATIONSHIP BETWEEN TEMPORARY
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16,7  Source And Distribution Of Revenue
It is estimated in Table 15, that at the end of the 20 year projected development period, the
annualised revenue which will accrue to the City of Tygerberg will be in the order of R84m, expressed
in present value,
This revenue will accrue from rates and taxes, the sale of electricity and water and sundry charges.
The annualised present value revenue which will accrue to the private sector is estimated to be in the
order of R70m arising from the management and maintenance of property.
The present value of VAT over the 20 year period is estimated at R578m arising from transactions
retated to construction and services. It is further estimated that R5.6m will be paid to the City of
Tygerberg for plan approval and zoning application fees.
Table 15
REVENUE DISTRIBUTION
Private Sector Revenue 70,113,667
City of Tygerberg Revenue 94,481,046
Municipal Fees (Plan Approval & etc) 5,598,939
Central Government 580,278,913
585,877,852 164,594,713
15.8  Sector Growth Distribution To Target 6% Growth Per Annum (The “High Road” Scenario)
Table 16 isclates the three main land uses and the estimated percentage growth per annum for
ERV.
For example, the growth rate estimated for office, retait and residential is 2.43%, 1,4% and 6.92%
respectively.
To achieve a 6% annual growth in the ERV in line with the objectives of GEAR, the development of
offices and retail would need to be targeted for approximately 5% and 6% respectively. There
appears to be capacity for leisure and entertainment as well as speciality retail. Furthermore, the
development of residential units should be encouraged beyond the 6.9% annual growth currently
estimated (Urban-Econ, June 1998), to at least 10% (see paragraph 15.10).
Given the location and surrounding facilities, the low base from which it is starting (see Figure 58)
and the shortage of housing {op. cit.}, it may be attainable.
Table 16 ]
SECTOR GROWTH DISTRIBUTION TO ACHIEVE 6% GROWTH P.A.
e % WEIGHTED | GROWTH TO ACHIEVE
GLA - DISTR. GROWTH AV 8% TARGET
Offices/Comm 475,751 41,74% 2.43% 1.014% 5.00% 2.088%
Retail 287,752 25,24% 1,4% 0.353% 6.00% 1.514%
Residential 239,223 20,99% 6.92% 1.452% 10.00% 2,089%
Educational 137,183 12,03% 2.70% 0.325% 2.70% 0.324%
1,139,910 100.00% 3.144% 6,025%
The Waterfront Team/ERV Partnership/98873/Development Framework August 1558
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Current high interest rates on mortgages and loan capital will have a serious impact on all building

activity, particularly home building, unless the matter is rectified soon.

100.00%

80.00%

50.00%

40.00%

PERCENTAGE ABSORBED

140.00% r

Figure 63
SELECTED GROWTH RATES : PROJECTED PERCENTAGE BULK
ABSORBTION

1988 2003 2008 2013 2018
20 YEAR PROJECTION

,15.9 Overview : The Foundation To Sustained Growth

The above analysis and the ohservations contained in the Urban-Econ 1998 report, clearly demonstrate

the following:

+ The ERV is located in an uniquely successful decentralised development node with the
following characteristics :

« It accommodates the mast successful regional shopping centre in the country (Urban-Econ
1998, p15))

» Itis seventh in the top ten fastest growing decentralised office nodes in the country— {op.cit.
page 33)

« Itboasts a high gross geagraphic product {(GGP} - {op.cit)

« [tis an affluent area with an estimated economic annual percentage rate of growth of 3,8%
for the period 1881 — 1895 (op.cit)

its development potential is based on excellent geographic location in respect of
transpor linkages and expanding markets in the Western Cape such as:

Tourism;

Decentralised offices;

Leisure;

Speciality focussed markets;

Health (doctor's rooms, private clinics and specialist clinics);
Academics, management and research centres;

Sport and recreation; and

Residential.
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¢ With the exception of the cument road capacity, particularly Carl Cranje Drive and Durban Road, the
existing bulk services are expected to accommodate planned development expansion, without the
outlay of major finance to pay for increasing the capacity of the existing infrastructure,

+ The ability to generate jobs, particularly within the construction and allied disciptines. Whilst an
astimated 60% of the jobs created will be temporary, it does pave the way for an estimated
permanent 30 000 jobs over the projected period of 20 years.

15.10 The High Road Scenario

The high road scenario, postulates the probability of achieving a 6% average rate of growth per annum
in ERV.

The underlying conditions precedent to this target are contained in Table 16.

it becomes evident that the stimulation of the residential market, to a targeted rate of growth of 10% per
annum, is intrinsic to achieving the overall rate of growth of 6%. The current estimated demand for
residential is 6,932% (Urban-Econ, 1998) and it is suggested that the environment and quality of life
within the ERV is conducive to stimulating growth in the residential market to at least 10% per annum.

The enhancement of the natural environment with well planned landscaping and pedestrian linkages,
forms an important element in this strategy. The cost of the above improvements are estimated to be
R6,44 m as reflected in Table 13.

The 6% growth per annum, postulated for retail is significantly higher than the estimated demand
(1.4%), see Table 16. However, as mentioned above, if niche markets opened up, particuiarty through
expanding tourism and suppartive festive retail, there could be an increased demand for leisure related
speciality retail.- This opportunity shauld be grasped.

The importance of the Velodrome should not be under estimated and the synergies which are latent in
large events, sport, recreation, conference, exhibition and retail, should be explored and incorporated
into the overall growth strategy. The importance of security, shared parking and pleasant linkages
becomes evident.

The doubling of the estimated growth rate of 2,43% for offices and commercial to a 5% growth rate per
annum {see Table 16}, could prove fo be the real challenge.

The “knock-on” demand, which will be created by retail and residential expansion, will contribute largely
to achieving the targeted 5% growth for offices. Improved access, parking, convenient sporting and
retail facilities coupled with good linkages, will further enhance this already popular and successful
decentralised office node. This will generate further demand and attract investment.

A further consideration is to carefully monitor demand for space within the retail, office and residential
sectors. An equilibrium could be obtained by synchronising those areas for which demand has dropped,
far good reasons, to usage for which there is a healthy and sustained demand. This strategy shouid be
followed within the overall urban plan for the ERV.

A sustained average rate of growth of 6% per annum in the ERV will absorb all bulk within 12 years {see
Figure 64). This will result in shifting investment forward by 8 years and will place great demands on the
construction industry and the already built environment.

The “high road" scenario will further highlight the need far a growth management plan.

It is typical for an economic overview to raise more questions than it provides answers. This study is no
exception,

For example, what impact will other developments in the Cape Metropolitan Area have on the ERV,
particularly on retail and office space? How will Century City and the Okovango Centre affect the ERV?

The Waterfront Team/ERV Partnership/9897 3/Development Framewark August 1898
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This study has postulated three scenanos including sketching an economic compaosition to achieve the
“high road" scenario. It is evident that given the nature of the brief and constraints under which this
study took place, particularly time, more in depth research needs to be made.

it is suggested that such research would have the foundation for developing a policy, programming and

budgeting framework within which to formulate a marketing and project implementation strategy for the
further development of the ERV.

The Waterfront Team/ERV Partnership/9887 3/Development Framework August 1958
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16.0

16.1

16.2

MANAGEMENT PLAN
Management Objective

The desire has been expressed by the major property owners in the ERV study area to achieve a
“seamless” management structure for the area, similar to that existing in the V&A Waterfront (V&AW)
project. This “seamlessness” relates both to area management services and capital impravements in
the public environment. The property owners wish to apply the benefits of the “V&AW management
model® to the ERV study area.

One of the V&AW's key success factors is that the entire 103ha property is under a single ownership
and also has a single management structure. This achieves benefits with regard to management
services such as safety and security, maintenance, cleansing, promotions and special events. Benefits
are also achieved with respect to capital impravements in the public environment, such as street
furniture, landscaping, signage and special lighting.

These VEAW benefits are, in part, derived from the development agreement that exists between the
Cape Town Municipality and the V&AW. In terms of the agreement, the VRAW can itself render
selected municipal services within its area and receive an “agency payment” in respect thereof from the
Municipality. This enables the V&AW to operate services at higher standards than the normal municipal
standards and also ensures the management of services delivery.

Can the benefits of this “seamless” management model be realised in the ERV study area, where the
base conditions are multiple property ownership and multiple management structures?

BID Concept.

A proven management structure that can assist in achieving “seamless” management in a multipie
property ownership situation is that of a Business Impravement District {(BID), A BID is an organising
and financing mechanism used by city authorities, property owners and merchants to determine the
future of their retail, commercial and industrial areas,

The BID must be legally constituted and in the United States of America a local law is passed which
permits the local authoiity, property owners and merchants to band together to use the city's tax
collection powers to “assess” themseives, The funds are collected by the City and returned in their
entirety to the BID for use in purchasing supplemental services (e.g. maintenance, security, promotions
and special events) and capital improvements {(e.g. street furniture, landscaping and signage), beyend
those services and improvements provided by the City.

The BID concept was introduced for the first time in New Orleans, in 1974. Since then, over 30 000 such
special districts have been designated in cities throughout the USA and Canada. BlDs are also now
being introduced in British cities, with Coventry notably having introduced a town centre management
initiative.

The first BID to be introduced in South Africa was initiated through the efforts of the Central
Johannesburg Partnership in 1994. Since then, four such districts have been established in
Johannesburg and another three are under investigation. The Central Johannesburg Partnership is a
Section 21 Company.

Significantly, the first local legislation in support of the BID concept was passed by the Gauteng
Provincial Legislature in December 1997. The accompanying regulations are currently being finalised
and will provide a rigorous procedure that must be followed when relevant stakeholders wish to
establish a BID. The area must be accurately defined, services to be provided must be identified and a
budget prepared to reflect the resultant costs to property owners by way of a levy. The intention to
declare a BID is advertised and all affected property owners are notified. Application to a local authority
to establish a BID may be made by 25% of property owners, but approval will only be given i 51% or
more of the relevant property owners are in agreement. Once a BID is authorised, 100% of property
owners within the District are obliged to contribute financially.

The Waterfront Team/ERV Partnership/98973/Development Framework August 1998
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The main benefits of the BID concept are seen as the following :

. Supplementary government services (e.g. security, cleansing, maintain parks/public spaces);

. Non-govaermnment services {e.g. marketing, promations, advertising);

. Advocacy services (e.g. enable businesses to speak collectively to promote unified [ocal
positions);

. Co-operative enterprises (e.g. joint advertising, purchasing of services);

. Capital improvements financing (e.g. streetscaping), and

. Research and planning services (e.g. economic/demographic data, development goals/
programs}).

The fact that property owners in the ERV sludy area have already voluntarily established the ERV
Partnership 1s considered to be a sound platform from which to pursue, initially, a formally constituted
association, which could be the forerunner of a legally constituted ERV BID. This approach will hopefully
retain the momentum and co-operation established through this study, whiist allowing time to create an
enabling statutory and legal framework within which to establish a BID in the Westem Cape Province.
The City of Tygerberg should actively support the lobbying for such legislation, which is being promoted
by the Cape Metropolitan Council and the City of Cape Town.

Figure 64 Hllustrates the concept and interactivity required for a successful BID in the ERV area.

BiDs are not a panacea for the economic growth and prosperity of city districts. However, as a
successful urban management moedel based on a public/private sector partnership, it has proven itself
both internationally and locally.

Recent research on the subject by the Londen School of Economics concluded the following

“The mctivation for property owners to establish a BID and thereby impose a compulsory levy on
themselves is that the expected commercial return will exceed their personal contribution.

The growth in BID formations across the United States reflects the recognition by property owners that
the value of their asset (i.e., their property) depends fo a significant extent on the surrounding
environment... In promoting their commercial seif-interest, property owners will be prepared to invest in
their surroundings to the extent that it benefiis their property. In practice this means that property owners
will only be willing to join a collective scheme — such as a BID — if there is agreement on which
aspects of local environmental deciine need to be tackled and how this should be approached.”

The BID concept gives business people the opportunity to make decisions regarding the econemic

environment in which they function. As such, it should be considered a key ingredient for a successful

urban growth management plan for the ERV study area.

16.3 Management Policy

In view of the potential benefits of a BID, the policy for managing the ERYV is:

+ An organisational structure similar to that of a Business improvement District (BID) should be
established in arder for the ERV Partnership to control and manage development in the ERV for
the benefit of all ERV Partnership members.

. A safety and security ptan should be prepared to ensure the management of activity and
movement within the area.

The Waterfront Team/ERV Partnership/38973/Deveiopment Framework August 1998



® Assessments

* Maintenance
services

* Security
services

* Marketing/
Promotions

® Street Vending/
Entertainment

* Public space
improvements

¢ Planning & Economic
Development

¢ Engineering Services
Community Services
# Finances

BY CONTRACT &

® Business Membership
patronage
® Customers e Advocacy
® Events o Destination
development marketing
4 sponsorship L Parking!transport
development management

Lloiealraal Birer

PARTNERBHIP

ELSIESKRAAL RIVER VALLEY DEVELOPMENT FRAMEWORK

THE WATERFRONT TEAM

Possibie Management Structure of ERV Parthership

Figure 64




Page 53

17.0 CONCLUSION
17.1 Issues for Consideration

The competitive advantage which the ERV enjoys by virlue of its unique environment and
metropolitan location has been enhanced with the establishment of the ERV Partnership. This
Partnership had led to the formulation of policies for future development and growth; the first step
towards a strategic development and growth management pian for the ERV. If formally constituted
as indicated in Figure 64, the ERV Partnership would have the ability to implement strategic plans
and so enhance the special attributes of the area. It is this vision which could secure the long term
sustainability of the area. By promoting development in the area, the rates base of the local authority
would grow, employment would be created and the local authority would be in a better position to
provide services and facilities in previously disadvantaged areas.

In this report the river system has been identified as a key component of the Development
Framework plan. It is this element which could distinguish the ERV from other office nodes in the
metropolitan area and therefore it should be protected and enhanced. With careful planning and
management the natural river system could become the symbol of the ERV. In this report there are
policies which, if implemented, could realise this objective.

The policies are also issues which the ERV Partnership must address in order to achieve the above
goals. Most importantly, the ERV Partnership must address:

+ The amount of development bulk to be granted to unzoned properties;
+ The rezoning of properties beyond the commercial centre of the ERV;
+ The implermentation of shared parking areas;

+ The implementation of strategic pedestrian routes and east-west links;

+ The compilation of an environmental management plan, incorporating a continugus pedestrian
route, for the natural corridar;

+ The review of the sub-regional transport network;
¢ The implementation of improved vehicular access to the area;
+ A satisfactory mechanism for disposing of and for developing City land; and

+ An organisational structure which facilitates efficient management of development and growth in
the ERV.

17.2 The Way Forward

It is intended that this Development Framewark document will form the basis for decision-making on
the above vital issues affecting the future of Elsieskraal River Valley.

As the first step towards impiementing Development Framework palicies, this report will need to be
endorsed by the City of Tygerberg. Thereafter, it is the responsibility of the ERV Partnership to
establish the appropriate organisational structure in order to plan and develop the ERV to its
maximum potential.
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ELSIESKRAAL RIVER DEVELOPMENT
THROUGH TYGER VALLEY
STORMWATER AND WATER QUALITY MANAGEMENT

In May 1997 Ninham Shand undertook a water quality and stormsvater investigation for the proposed
Tyger Waterfront Project, for Tyger Waterfront {Pty) Ltd. The proposals from that study would have a
major influence on the Elsieskraal River Valley. The Tyger Waterfront (Pty) Ltd have subsequently sold

a portion of their property to Monex, but their proposals are referred to hereafter as the Tyger Waterfront

or Waterfront.

The Elsieskraal River drains the partially urbanised upper Tygerberg Valley and flows through the
Doordekraal Dam and the proposed Tyger Waterfront Developments into the Bellville Park quarry
detention dam and thence under the N1 Freeway. The catchment contributing to flow in the river and the

layout of the “Stormwater" model used for the area, are attached as Figures 1 and 2 respectively.

Figure 3 is compiled from a plan provided by MLH. This is marked up with the main features and
components of the stormwater system relevant to the river and with the Tyger Waterfront proposals.

These features are discussed on a reach by reach basis below:
each 1: Van Riebeekshof Road to proposed Tveer Waterfront devel ent

The Elsieskraal River crosses Van Riebeekshof Road immediately upstream of the Doordekraal Dam.
Spillway discharges from this dam are limited to approximately 3 m?s before the main unlined spillway
comes into operation. The rver then flows through a tract of undeveloped land to the Tyger Waterfront
property, Care should be taken to limit development along this reach to outside the 1 in 50 year flood line.
This flood line has not yet been determined. Both the small road bridges along this reach of river are of

inadequate capacily,

Dambreak flood lines are irrelevant with regard to proposals for develepment downstream of the dam and
should therefore be ignored. They are, however, vital from the point of view of appropriate evacuation
planning in the event of an impending dam failure. In fact they should be determined for the distance
down the river beyond which they will have no further significant effect, which would be several

kilometres.
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2.
each 2 : ed Tyoer Waterfront devel ent includine

ubreach 1 : Welge d 1 atchment to the uarry

Subreach 2 : South west of northern quarry to YWaste Tech bridge and

omments on Water Quality

Reach 2

The Elsieskraal diver presently flows through a temporary diversion channel over the Waterfront Property
before crossing to the east of Carl Cronjé Drive by means of the original culvert. This diversion channel
only has sufficient capacity to pass small floods. It follows the route of the planned waterway to. pass
major floods from the northern boundary of the proposed Waterfront Development into the northern
quarry. The early construction of the diversion was necessitated by the need to lay the new sewer across

the existing river channel in accordance with the planning proposals for the Waterfront Development,

Low flows of up to 3 m%s in the Elsieskraal River would be intercepted and returned to the existing river
channel via a large diameter pipe culvert to prevent pollution of the northern quarry water body. Ficods
would discharge into the northemn quarry via the 220m long waterway, the water surface of which would
be parttally navigable by small craft. The height difference in the topography along the waterway would

in part be addressed by the construction of a long weir across the waterway at an oblique angle.

It was originally proposed that a labyrinth weir be constructed at the south western side of the northern
quarry to discharge floodwaters and to limit the water level increase in the quarry. As the former
southern quarry has recently been land filled it is now likely that this weir will be [ocated at the south
eastern cormer of the northern quarry to discharge into a new channel on the western side of Carl Cronjé

Drive.
Although it would have been desirable to reinstate the river to @ more natural condition over the

Tygerberg Waterfront site, the high flow velocities, potential for erosion and space limitations of the

development precluded this option,

Subreach 1

The stream draining the Welgemoed Go!f Course catchment flows over a waterfall before entering the

northern quarry. This quarry presently has no formal spillway and will in the event of a large flood either
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spill near the northern side or over the newly land filled area to the east before joining the Elsieskraal

River downstream of the lower Carl Cronjé Drive culvert,
Subreach 2

In order to control water quality it was proposéd that the Welgemoed Golf Course River base‘z:md flood
flows coming from the Golf Course Dam (subreach 1) be diverted away from the northemn quarry to
downstream of the proposed labyrinth spillway. The low flows and floods would then have flowed
through a proposed waterway (subreach 2) and the recently land filled southern quarry to rejoin the
existing Elsteskraal River. As mentioned above it i5 understood that the current plan is to pass the floed
flows from both rivers through the northem quarry by relocating the labyrinth weir close to Carl Cronjé

Drive.
Comments on water quality in the northern quarry

At present, the water quality of the Elsieskraal and the Welgemoed Golf Course Rivers is typtfied by
nutrient enrichment, elevated turbidity, and the abundance of floating and planktonic algae. The quarry
shows E.coli contamination, nutrient enrichment, increased turbidity, and the potential for becoming
infested with floating and planktonic algae and rubbish. Application of the water quality guidelines for
recreation shows that the quarry is not ideally suited to full contact recreation (ie swimming and wind
surfing), but is suitable for non-contact recreation (ie all activities where there is no bodily contact with

the water),

In addition, runoff from the Tyger Waterfront could also increase nutrient concentrations, suspended
matter, rubbish, scaps, oils and grease in the quarry. Water quality management is therefore essential to
maintain acceptable water quality in the quarries. Ideally both the Elsieskraal and Golf Course Rivers
should be diverted around the quarry but high costs and space limitations preclude this option. Diverting
the Welgemoed Golf Course River low flows away from the northern quarry and directly into the
Elsieskraal River would provide some benefit. Likewise the diversion of low flows in the Elsieskraal
River would also be of benefit. The flood flows may still adversely affect water quality even if the

measures described below are implemented.

A number of other measures should be implemented to maintain the quality of water in the large quarry

where the first phase development of the Tyger Waterfront would take place:

1
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- An artificial waterfall would be an attractive feature and also serve to recirculate and aerate the

water.
- Water would 2lso be circulated over the weir in the proposed Elsieskraal waterway. -

“ Litter and oil traps should be provided and a small boat used continuously to remove litter and

any floating algae and to implement other control measures,

In addition-the cooperation of the Tygerberg City Local Authority and of residents in the upsiream
catchment areas should be sought to control litter, pollution and aquatic vegetation and algae in ponds

and dams,

It was recommended that a stormwater management "Action Plan” be set up to examine the stormwater
management and water quality needs during the design phase, construction phase, and post construction

period and describe the specific activities to be carried out by Tyger Waterfront and Tygerberg City.

each 3 : Tvoer Waterfront to Bellville Park quarry detention dam

Once the river crosses to the east of Carl Cronje Drive via a culvert it remains on the eastemn side of the
road, crosses the Santam access road and continues on the eastern side of the road before crossing Carl
Cronjé Drive for the second time. Clearing of vegetation and silt from the river course is urgently
required from both the upper and lower Carl Cronjé Drive culverts, as well as at the Santam access road
culvert. All three of these existing culverts are presently undersized. Carl Cronjé Drive will be subject
to flooding until the proposed watenway into the northermn quérry and further downstream is constructed.
In the mean time the flooding potential will be aggravated if these culverts and the river course are not

maintained.

It should also be noted that the construction of a second carriageway on the northem side of the existing
Carl Cronjé Drive would in part take place over the route of the present river course. After recrossing Carl
" Cronjé Drive the river flows adjacent to the road before crossing the Waste Tech access road and
discharging into the Bellville Park Detention Pond. The existing reach of the River to the East of Cronjé
Drive is heavily overgrown and requires upgrading. The existing Waste Tech culverts are also slightly

undersizad.
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After construction of the proposed second Carl Cronjé Drive carriageway, space limitations would
probably preclude the creation of a channel on the eastern side of this road to pass major floods.
Therefore, the options for passing floods appear to be to construct a channel or culvert on the western side
of Carl Cronjé Drive to join the existing river channel which would need to be upgraded, or to construct
a culvert under the second Carl Cronjé carriageway also to join the existing upgraded river charﬁe[. Low
flows could continue to flow in a channel on the eastern side of Carl Cronje Drive, but the existing

channel would have to be modified to accommodate the second carrjageway.
Reach 4 : Bellville Park Quarry detention dam to IN1

The entrance channel to this detention dam commences directly downstream of the Waste Tech bridge.
At this point a 600mm diameter bypass pipe culvert commences and diverts low flows around the eastern

side of the quarry, discharging back into the river opposite the detention dam's emergency spillway.

The detention dam’s outlet pipe culvert commences at the southem end of the detention pond and
discharges back into the river some 300m further south. The emergency spillway will operate during
floods larger than about the 1 in 30 year flood and excess flow will discharge into the river where the by-
pass pipeline also joins it. The capacity of the river channel between the emergency spillway and the Golf

Driving Range is estimated to be less than 10m¥/s and widespread flooding would occur.

A 1in 50 year flood line over this area would have to be determined before further development takes

place. The flow from this point passes the Golf Driving Range and thence under the N1 Freeway.
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ANNEXURE B
ERV Traffic Modelling

Jeffares & Green




ERV Development Framework: Traffic Modelling 1

Traffic Modelling

1. Background

The purpose of the traffic modelling exercise was to determine the impact of the expected growth in
through traffic and the proposed land-use changes in the Elsieskraal River Valley {ERV) on the existing
and preferred future road network. It is therefore an impact assessment on a macro scale and should
not be confused with a traffic impact assessment (TIA) at the micro level. Each individua! development
will therefore still require a detailed TIA as required by the authorities prior to the granting of additional
development rights and/or changes to the access arrangements.

To achieve this, use was made of two traffic simulation models:

a) EMME/2 is a regional traffic model that was developed to simulate traffic flow in the Cape
Metropolitan Area. This model was used to project traffic growth for the future 10 and 20 year
scenarios. The projected growth served as input to the SATURN traffic model to simulate the
growth in through traffic in the study area.

b) SATURN is a traffic assignment and simulaticn model that is able to model traffic at a detailed
(up to individual intersection} level. The findings of the ERV traffic modelling are primarily
based on the output of this corridor moedel. It should be noted that the modelled study area is
larger than the ERV study area in order to include all the road links in the Durban Road
development corridor. These roads operate as a system and should be analysed as such. The
SATURN study area is depicted in Figure 1.

2. Land-use and Traffic Growth Scenarios

Four ERV land-use development scenarios and three traffic growth scenarios were developed for
testing with the SATURN model. Combinations of these scenarios were assigred to the current and
future road network in the study area to determine the traffic impact within the study area resulting from
internal land-use changes and external traffic growth.

21. Elsieskraal Valley Development Scenarios

Scenario 1; The 1996 base year matrix updated to 1898,

Scenario 2; Scenario 1 matrix plus additional bulk rights which are currently not taken up.

Scenario 3: Scenario 2 plus development on the Mini Cape, Sportika and University of Stellenbosch
sites. '

Scenario 4; Scenario 3 plus full development of University of Stellenbosch site,

2.2. Traffic Growth Scenarios

Scenario A: Existing (1998) through traffic
Scenario B: 30% increase in existing through traffic to represent 10 year future horizon.
Scenario C: 60% increase in existing through traffic to represent 20 year future horizon.

FIB/Jeffores & Green Inc. ' 09/02/98
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ERV Develepment Framework: Traffic Modelling

t“)

Trip Generation

In order to simulate the impact of changes in the land-use on the road network, land-use proposals had
ta be converted to the number of vehicle trips which is generated during the AM peak hour. To do this,
trip generation factors were applied to “units” of land use. In the case of office and commercial (retail)
developments these “units” are measured in terms of gross lettable area (GLA), whereas residential
developments are measured in terms of the number of housing units. Trip generation factors, which
were applied to internal development Scenarios 1 through 4, are presented in Table 1. As stated in
Section 1, the EMME/2 metropolitan traffic model was used to estimate the changes in through traffic.
The output of this model was therefore used to adjust the number of through trips for external growth
Scenarios A, B and C.

Table 1: Trip Generation Factors for AM peak hour

T !

TYPE OF LAND-USE |AM PEAK HOUR VEHICLE TRIPS| PRODUCTIONS | ATTRACTIONS
——

Office " 2.3 per 100 m” GLA 15% 85%
Business 2 0.8 per 100 m® GLA 30% 70%
— —
Residential " 1.1 per housing unit 75% 25%
Sources:
1) Department of Transport

2) Jeffares & Green Inc. (Based on AM peak hour trip generation at Tyger Valley Center.)

Above trip generation factors were then applied to the land-use changes in each geographical zone
{see Figure 3) in order to arrive at the adjusted number of trips generated in that zone. The total
number of internal and external trips generated in the entire SATURN study area is presented in Table 2
and Figure 4,

Table 2; Total vehicle trips generated during the AM peak hour

SCENARIO 1 SCENARIO 2 SCENARIO 3 SCENARIO 4
Scenario A 16 751 22173 24110 25 093
Scenario B 15222 24 644 26 581 27 565
Scenario C 21968 27 390 J 29 327 30310 ]

Taking inte account that the above trips are for the AM peak hour and that commercial trip generation is
highest during the PM peak, and the fact that not all the internal trips may reafize because not all bulk is
likely to be taken up, the following can be concluded:

a) The increase in the total number of trips resuiting from the growth in traffic over 20 years is
almost similar to the potential increase in trips due to existing bulk rights which has not yet been
taken up. Existing unused bulk rights therefore could have a greater impact on traffic flow in the
corridor than the growth in extemnal traffic.

b} The impact of additional bulk rights on current traffic flow is substantially less than that of
approved rights in 20 years, Growth in through traffic therefore has a far greater impact on
traffic flow in the corridor than that of additional trips that could result from the granting of further
bulk.

FIB/Jeffares & Green Inc.
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c) Trip generation in the SATURN study area will almost double in 20 years if all the existing
unused and the assumed new butk rights are taken up during this period. [f all these trips are to
be accommuodated at existing levels of service, it means that capacity of the road network in the
study area will alsc have fo double.

dj If the existing levels of service are to be retained in order to ensure the long term viability of
developments in the corridor, then both the growth in external trips has to be restricted and the
growth in trips generated within the study area has to be restrained. Due to the fact that the
biggest potential traffic impact of development within the corridor results from buik rights that
have aiready been approved, rather than the assumed new rights, (see point (a) above) limiting
the growth in through traffic offers potentially the biggest scope far maintaining an acceptable
level of setvice on the road network in the study area.

4, TRIP DISTRIBUTION

All trips within and through the study area by definition require an origin and a destination. Origins and
destinations are defined as geographical areas that are termed “zones”. The SATURN model includes
103 zanes, 78 of which are internal to the primary study area, as shown in Figure 3. The share of trips
between each zone to all other zenes is referred to as the trip distribution. For the 1998 base modei trip
distributions for the developed zones were determined through roadside interview surveys. For the
purpase of modelling the different land-use scenarios, it was assumed that the trip distribution of already
developed zones would remain the same and that only trip ends would change with an increase in trip
gernieration, Trip distribution of as yet undeveloped zones, for which no surveyed data is available, were
assumed fo be similar to that of a combination of developed zones with approximately a similar land-use
mix in its immediate vicinity.

5. RESULTS OF THE TRIP ASSIGNMENT

Trip assignment is the process that describes the route choice of the generated irips between the origin
and desiination zones according to the trip distribution. The model therefore simulates the traffic
conditions on the road network (see Figure 2) to provide amongst others traffic volumes on individual
road sections (including turning volumes at intersections), as well as the level of service achieved on
road sections and at intersections given those traffic volumes. It should be appreciated that the
SATURN model, for the different combinations of land-use scenarnos and road network options,
generates an immense amount of output. The analysis of this output is therefore the biggest constraint
in presenting moré detailed findings in the limited timeframe of this study, Further analysis of the output
will result in far more detaiied conclusions.

Selected output is presented in Tables 3 and 4 to demonstrate the impact of a combination of fand use
scenarios and network improvements on traffic volume.

6. CONCLUSIONS

The following conclusions can be reached from a cursory analysis of the available SATURN output,
supplemented by previous experience in dealing with traffic conditions in the study area:

a) Network improvements in the study area only will not be enough to accommodate growth in
through traffic. The following external network improvements may be required to accommodate
the expected increase in the growth in through traffic (see Figure §):

. extension and upgrading of Jip de Jager Avenue;

. upgrading of Race Course Road/Tygerberg Valley Road to improve the link to the N7,
. upgrading of Fairtrees/Eversdal Road; and

v northwards extension of R300 Freeway.

b) Upgrading of existing links within the study area, in particular the dualling of Charl Cronje Drive
and Oald Qak Road and further upgrading of DurbanWilie van Schoor Roads will not be
sufficient to accommodate additional ERV bulk rights. Additional links between the study area

FIB/Jeffares & Green Inc. 09/02/98
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Table 4: Traffic Flow on the Major Links in the Study Area: Future Through Traffic

Scenario 1C Scenarjo 20 Scenario 3C Scenaric 4C
NB/WB| SB/EB |[NBAWH SB/EB | NB/WB | SB/EB | NB/WB | SB/EB
Frans Conradie - Raglan 535 1096] 982 1332 1815 2566 2615 2918
Raglan - Mispel 535 1371 832 1630 15635 2339 2037 2711
Mispel - Bill Bezuidenhout 676 2016] 1177|. 2376 1680 3398 2032 3270
Bill Bezuidenhout - Tygerberg Valley 767 21101 718 3241 1096 4248 1241 4091
Tygerberg Valley - Van Riebeeckshof 978 2273 730 2796 716 3107 669 3064

n

Durban - Mountain View

Carl Crogje - Durban 932 g978) 1964 1016 2790 1150 2583 1255
Durban - Mountain View 1206 828| 1633 1182 1812 1254 1758 1278

311 773 378 1048 431 1001 430
: j 1575 3298| 2020 3759 2312 3966 2205{ 3874
Door de Kraal - Tygerberg Valley 1191 3396) 2570 3913 3418 3589 3171 4091
Tygerberg Valley - Bill Bezuidenhout 1757} 2333} 2745 2831 3264 2752 2951] 3427
Bilt Bezuidenhout - Bloemhof 1940 2447| 3024 2528 2929 2204 2672 2209
Bloemhof - Mispel 2681 3591| 3952 3667 3259 3376 3557 3656
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Table 3: Traffic Flow on the Major Links in the Study Area: Existing Through Traffic

Hﬁﬁf’ :. -‘..._..;_._.:._.,:.___.T,f,-ﬂ___ e

Ehf

Frans Conradie - Raglan

Scenario 1A
NB/WB| SB/EB [NB/AWE

" 508

Scenario 2A

T601]

Scenario 3JA

Scenario 4A
SB/EB

2510

2044

Cari Cronje - Durban

1116

Raglan - Mispel 506 935] 715 1144 1452 1629 1938 1824
Mispel - Bill Bezuidenhout 610 15191 1080|- 1708 1613 2815 1792 2007
Bill Bezuidenhout - Tygerberg Valley 628 1670 645 2518 1002 3664 972| 2838
Tygerberg Valley - Van Rieheeackshof 610 16568 643 2000 597 2526 1000 3145
West 126 605] 462 681 382 1406 846] 1175
East 731 530] 1690 777 973 625 2018 1181

1166 164

B

Durban - Mountain View 226 870 711 840 1059 1028 989] 1345
Cari Cronje - Durban 586 696) 1663 599 2475 884 1941 1042
Durban - Mountain View 925 522] 1323 1011 1698 1022 1438 1052

300 208] 230 241 870 339 679 330
Door de Kraal - Tygerberg Valley 1275 2401 1336 2863 1703 2870 1422| 2833
Tygerberg Valley - Bill Bezuidenhout 794 2438| 2187 2961 2855 3107 2385] 3283
Bill Bezuidenhout - Bloemhof 1318 1522| 2427 2209 2689 2153 2405| 2239
Bloemhof - Mispel 1415 1728| 2622 1831 2727 1870 2463| 1801
Mispel - N1 2117 2535 3571 2689 3108 2663 3240| 2912




and the surrounding road network should also be considered. These additional links (see
Figure 5} include:

- Carl Cronje Drive/N1 half diamond interchange; and

. Hendrik Verwoerd Drive between Jip de Jager Avenue and Carl Cronje Drive.

However, the relationship between Carl Cronje/N1 half diamond interchange and Hendrik
Verwoerd Drive extension needs to be considered in terms of their respective cost/benefit ratios

because these two links may be mutually exclusive rather than complimentary, The cost/benefit
ratios wilt be influenced by:

improved access to developments;

impact on road user costs {(VOC, time, accidents);

environmental considerations;

network considerations;

technical constraints; and

construction and maintenance cost.

c) If additional bulk in the ERV and external traffic growth over 20 vears are to be accommeodated,
it will require a major shift from private to public transport. Although such a traffic growth
scenario does not pose an immediate threat to the viability of the corridor, efforts to stimulate
the use of public transport should not be delayed, as experience has shown that medal shift is
an extended process which can only be achieved over the medium to long term.

7. Recommendations

Based on the resuits and conclusions of the above analysis, the following recommendations are made:

a) An implementation programme should be prepared to prioritise network improvements required
in the Elsieskraal River Valley, as well as in the larger Tyger Valley area.

b) A comprehensive technical, economic and envircnmental evaluation should be conducted to
inform a decision on the implementation of the Carl Cronje/N1 half diamond interchange and the
extension of Hendrik Verwoerd Drive.

<) A public transport policy should be prepared, implemented and promoted as part of the long
term transportation improvements in the larger Tyger Valley area.

d) Detail traffic impact assessments should be prepared for each individual development which
requires an increase in bulk, changes to |land-use mix and/or changes to access arrangements.
However, authorities and developers alike should take cognisance of the traffic impact at the

macro ievel, as highlighted in this study, during the requesting/granting of additionat -
development rights.

FIBlJeffares & Green Inc. 09/02/98



