
 

 

Date: 16 August 2023 
 
Our Ref: P3354 Paarl Valleij North – Rem Erf 42378  
                  
Your Ref: JD/JA 15/4/1 (15219)P – Col No. 1602919 
 
The Municipal Manager 
Drakenstein Municipality 
P.O. Box 1 
PAARL 
7622 
 
 
ATTENTION: MR. HENK STRIJDOM / JAMIE MEYER 
 
Sirs 
 
 
APPLICATION FOR AMENDMENT OF THE REZONING AND SUBDIVISION APPROVAL FOR THE PAARL 
VALLEIJ NORTH LIFE STYLE ESTATE IN RESPECT OF REMAINDER UNREGISTERED ERF 42378 
 
We refer to the abovementioned application as approved by virtue of Final Notice of Approval dated 19 
July 2022, as amended by virtue of Final Notice of Approval 2 December 2022, copies of which are 
attached  hereto as annexure A. 
 
 
BACKGROUND TO THE APPLICATION 
 
The application property refers to Erf 329 depicted on the Erf 1 Subdivision Plan for the Paarl Valleij North 
Life Style Estate Development which plan is attached to your final notices of approval  as mentioned 
above. 
 
In terms of the abovementioned approvals, Erf 329 was zoned for Multi-Unit Housing purposes for the 
development of 320 apartments configured in three storeys. 
 
The approved Erf 1 Subdivision Plan has, subsequent to approval, been duly surveyed and the resulting 
General Plans and Diagrams have been duly submitted to and approved by the Surveyor General. The 
latter survey resulted in Erf 329 being formally designated as Erf 42378 as depicted on SG Diagram 
125/2023, a copy of which is attached hereto as annexure B. In order to show the directly abutting 
surveyed subdivision context, copies of the approved General Plans  156 /2023, 157/2023 and 158/2023 
which constitutes the Paarl Valleij Life Style Estate, are also attached hereto as part of annexure B. In 
addition, note that  Erf 42378 currently represents an approved but unregistered subdivision of Erf 42557 
held under Title Deed No. T23641/2023, a copy of which is attached hereto as annexure C.  
   
In addition to the above, note that Erf 42378 is currently the subject of an exempted subdivision 
application request which serves to create a separate Municipal electrical cable servitude erf. The latter 
request is referenced as application no. 2225112 on your Collab submission system. The exempted 
subdivision component has in turn been duly accounted for in the proposed subdivision as depicted on 
Subdivision Plans No. 1 and 2 attached hereto, and is depicted as erf no. 405, hence the reference to 
Remainder Erf 42378.  
 



 

 

In view of the above considerations the purpose of this application is then to amend the existing applicable 
conditions of approval so as to allow for the subdivision of Remainder Erf 42378 into 40 Conventional 
Housing erven as depicted on Subdivision Plan No. 2 attached hereto, instead of the approved 320 three 
storey apartments.   
 
Application is accordingly made for the following amendments in respect of your Final Notice of Approval 
dated 2 December 2022: 
 
1. Proposed Conditions to be amended 

 
a) Condition of approval 1.3 to be amended to refer to a gross density of 18,2 units per hectare instead 

of 35. 
 

b) Condition of approval 1.5 to be amended to refer to the subdivision of Erf 1 into 368 Conventional 
Housing erven to allow for a development with a gross density of 18,2 units per hectare.  

 
c) The development table linked to condition 1.5 is to be amended so as to omit reference to Erf 329 

and in turn included reference to erven 1 – 368 as Conventional Housing erven. A copy of the updated 
development schedule table is attached to this submission as a word file;  

 
d) Condition of approval 1.10 to be amended so as to refer to the updated Erf 1 Subdivision Plan 

attached hereto. 
 
In addition the above, an updated Phasing and Street Name and Number Plan so as to account for the 
subdivision of Remainder Erf 42378 into 40 Conventional Housing erven, are included with this application 
submission. 
 
2. Updated Services and Traffic Reports / Statements   

The proposed amendment results in a significant reduction with reference to services and traffic impact 
in view of the number of approved units being reduced with 280 units from an approved 648 units / erven 
to only 368 erven. As a result the gross development density is being reduced from 35 units per ha to 18,2 
units per hectare. 
 
In order to account and confirm the resulting reduced services and traffic impacts, services and traffic 
statement reports have been prepared by Bigen and ITS Consulting Engineers respectively, which 
statements / reports are attached hereto as Specialist Reports No. 1 and 2.  
 
3.  HOA Constitution, Architectural Guidelines and Landscaping  
 
The proposed subdivision and resulting erven will be governed in terms of the Paarl Valleij Life Style Estate 
HOA Constitution, Architectural Guidelines and Landscaping provisions as submitted as a compliance with 
conditions of approval submission dated 9 May 2023, referenced as Application No. 2114829 on your 
Collab submission system. 
 
Conclusion  
 
There is no indication / anticipation based on the available information that the proposed amendments 
and proposed further subdivision of Remainder Erf 42378 will negatively impact on the rights of any of the 



 

 

surrounding land owners in an undue manner. Accordingly, the proposed amendments and proposed 
subdivision can be duly considered for approval by your office.    

  
Attached to this application submission please find: 
 
Plan No. 1: Updated Paarl Valleij North Life Style Estate Erf 1 Subdivision Plan 
Plan No. 2: Remainder Unregistered Erf 42378 Subdivision Plan 
Plan No. 3: Updated Phasing Plan 
Plan No. 4: Updated Street Name and Number Plan.  
 
 
Specialist Report No. 1: Bigen Consulting Engineers Civil Services Confirmation Report  
Specialist Report No. 2: ITS Engineers Traffic Statement 
 
ANNEXURE A: Existing Approval: Final Notice of Approval Dated 2 December 2022 
ANNEXURE B: SG Diagram and General Plans 
ANNEXURE C: Title Deed 
ANNEXURE D: Power of Attorney and Resolutions 
 
Updated Development Schedule Table attached as hereto as a word file 

 
We trust that you will find the above in order. Should you have any inquiries in the above regard you 
are welcome to contact Mr. T. Walters. 
 
 
Kind regards 
 
 
 

 
 
 

TV3 ARCHITECTS AND TOWNPLANNERS (PTY) LTD 
 

 
 

  



 

 

PLANS  

 
 
 
Plan No. 1:  Updated Erf 1 Subdivision Plan 

 
Plan No. 2:  Remainder Unregistered Erf 42378 Subdivision Plan 

 
Plan No. 3:  Updated Phasing Plan 

 
Plan No. 4:  Updated Street Name and Number Plan  
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* All areas and dimensions are approximate and should be verified by a

professional land surveyor.
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Ref no: 2843-00-00 
 
 
Date: 12 May 2023 
 
 
TV3 Architects 
1st Floor, La Gratitude Building 
97 Dorp Street 
Stellenbosch 
7600 
 
 
Attention  : Thys Walters 
 
 
Dear Sirs 
 
 
PAARL VALLEIJ: AMENDMENT TO SITE DEVELOPMENT PLAN 

 

We refer to the amendment to the SDP, where the approved 320 apartment units and a creche for 120 learners 

(Paarl Valleij Phase 3), will be replaced with 40 single residential units. 

 

The bigen bulk services report completed August 2019, and GLS capacity analysis of the bulk water and sewer 

services (dated January 2019) refers. 

 

The reduction in units will result in a significant reduction in water demand by the development. 

 

The August 2019 bigen report indicated that an Annual Average Daily Demand of 346.5 kl/day (or peak flow of 

12.27 l/s excluding fire flow and additional 15% allowance for losses) would be required for the entire 

development. As a result of the reduced units, the new Average Annual Daily Demand will now be 221 kl/day 

(or peak flow of 9.1 l/s excluding fire flow and the additional 15% allowance for losses).  

 

The GLS January 2019 report indicated a AADD of 625 kl/day (for the 791 single residential units @ 75 

kl/day/unit water requirement (the report did not include for the apartments, but allowed for the full 791 single 

residential units). The findings from this analysis indicated that network re-zoning and pressure management 

were required and additional capacity at the reservoir. However, these upgrades were completed and the 

pressure management upgrades have also recently been completed. The water demand will reduce by more 

than half of what the GLS analysis allowed for. The amendment will therefore improve the current system. No 

bulk water upgrades were required for the Paarl Valleij development prior to the amendment. 

 

 

 



 

-2- 

Similarly as with the impact the amendment will have on the water demand, the amendment will reduce the 

peak dry weather sewer flow for the proposed development significantly. The 2019 GLS analysis found that 

there was sufficient capacity in the existing sewer reticulation system to accommodate the proposed 

development. The amendment will have no negative impact on the current system and will reduce the flow to 

into the existing system. 

 

The reduction in number of dwelling units (excluding the commercial erf) will result in a reduced electrical 

demand from 3,4MVA to 1,3MVA. Engagement with the Electro-Technical Department will be done per phase. 

 

Please let me know if you require additional information.  

 

Yours faithfully        

 
      
 
_________________________________ 
Daniel Smit 
on behalf of the Company 
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12 May 2023 

Our Reference: 3898.1 

Attention: Mr. T. Walters  

PAARL VALLEIJ:  AMENDMENT TO SITE DEVELOPENT PLAN 

Dear Thys 

The Traffic Impact Assessment (TIA) of April 2021 for the Paarl Valleij development has reference.  
The TIA assessed the transport impact for 330 single-dwelling units, 445 apartment units and a 
crèche for 120 learners.  However, after the appeal during the rezoning application process, the 
development was approved for 328 single-dwelling units, 320 apartment units and a crèche for 
120 learners over three phases.  The approved land uses had a reduced traffic impact compared 
to the submitted TIA. 

An amendment to the SDP is now proposed to replace the 320-unit apartments with 40 single-
residential units.  This will have a further reduced transport impact by the proposed development.  
The expected trip generation will reduce from 716 vehicles per hour (vph) to 464 vph during the 
a.m. peak hour or by 35%.   

The apartments were included in the TIA’s Phase 2 for which the approval conditions require an 
updated TIA.  It is therefore concluded that the first phase of 165 units remains unchanged and 
that the TIA will be updated for Phase 2 which will include the reduced trip generation as currently 
proposed. 

 

Yours sincerely, 

 

 

Johan Brink, Pr. Eng. 

Technical Director for Innovative Transport Solutions 

mailto:thys@tv3.co.za


 

 

ANNEXURE A 
 
 

EXISTING APPROVALS: FINAL NOTICE OF APPROVALS DATED 19 JULY 2022 
AND 2 DECEMBER 2022 
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