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Transport Impact Assessment 
Portions 17- & 20 of Farm 23, Paternoster, Western Cape 

1 Purpose of Study 

This report summarises an investigation of the transport-related impacts 
expected as part of a two new residential developments, one planned on Portion 
17, and another planned on Portion 20 of the Farm 23, in Paternoster.  

The purpose of this investigation is to identify constraints within the surrounding 
road network and recommend appropriate mitigation measures, to ensure that 
this road network would continue to operate acceptably into the future. 

2 Locality 

Erf Numbers: Portion 17- & 20 on Farm 23 

Description:  

 Portion 17 of Farm 23 is located southeast of Mosselbank Street, south of 
Malmok Street and north of Flamingo Street. 

 Portion 20 of Farm 23 is located southeast of Visvanger Street, south of 
Malmok Street and north of Flamingo Street. 

See Figure 1 below for a Locality Plan. 

 
Figure 1: Locality Plan (Source: ArcGIS) 

3 Land Use 

Existing Use: Both sites are currently undeveloped.  

Proposed Land Use:  

 Portion 17 of Farm 23 - 63 single-story units   
 Portion 20 of Farm 23 - 33 single-story units  

See Figures A1 and A2 for their respective Site Development Plans (SDPs). 
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4 Existing Roadways 

The major roads in the site vicinity include:  

St Augustine Road / Mosselbank Street: Typical Class 3 municipal roads with 
one lane per direction, no shoulders and no sidewalks on either side of the road.  

Visvanger Street / Flamingo Street: Typical Class 5 municipal streets with one 
lane per direction, no shoulders and no sidewalks on either side of the road.  

See Figure 1 and Figure A4 for the locations of these roads relative to the planned 
developments. 

5 Analysis Hours 

Traffic counts were done on Thursday, 29 January 2026. The following peak 
periods were analysed as part of this investigation.  

 Weekday A.M. peak period (06:30-09:00) 
 Weekday P.M. peak period (16:00-18:00) 

Peak hours within these peak periods were identified, and the peak hour volumes 
were used in the intersection capacity analysis.  

6 Study 
Intersections & 
Existing Control 

The following intersections were evaluated as part of this investigation:  

 Int 1: St Augustine Road/ Mosselbank Street                  4-way Stop Control  
 Int 2: Mosselbank Street/ Kiewiet Street                                Priority Stop Control  
 Int 3: Visvanger Street/ Flamingo Street                            Priority Stop Control  

Refer to Figure A4 for the locations of these intersections, as well as the existing 
lane configurations and intersection controls of these study intersections.  

7 Scenarios 
Analysed  

The following traffic scenarios were analysed:  

 Scenario 1: 2026 Existing Weekday Traffic conditions – Based on January 
2026 counted traffic volumes. 

 Scenario 2: 2026 Existing Peak Holiday Season Traffic conditions – Based 
on calculated traffic volumes, with Scenario 1 traffic volumes as the base 
and a Peak Holiday Season adjustment factor. See Section 9 for details. 

 Scenario 3: 2031 Background Weekday Traffic conditions – Based on 
Scenario 1 traffic volumes, plus background traffic growth, plus other 
approved and in-process development trips.  

 Scenario 4: 2031 Background Peak Holiday Season Traffic conditions – 
Scenario 2 traffic volumes, plus background traffic growth, plus other 
approved and in-process development trips. 

 Scenario 5: 2031 Total Weekday Traffic conditions – Based on Scenario 3 
Traffic volumes, plus the trips from the planned Erf 17&20 Paternoster 
developments. 
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 Scenario 6: 2030 Total Peak Holiday Season Traffic conditions – Based on 
Scenario 4 Traffic volumes, plus the trips from the planned Erf 17&20 
Paternoster developments. 

8 2026 Existing 
Weekday Traffic 
conditions 
(Scenario 1) 

The 2026 Existing Weekday Traffic conditions are based on existing intersection 
geometries, controls and counted traffic volumes.  

Based on existing weekday traffic capacity analysis results, as well as on-site 
observations, all study intersections currently operate at acceptable Levels-of -
Service (LOS) and delays. The average queue lengths also did not exceed more 
than one vehicle at any study intersection. Hence, no road upgrades are required 
or proposed as part of this traffic scenario.  

See Figure A4 for the lane configurations and controls, as well as the peak hour 
traffic volumes and operations.  

9 Peak Holiday 
Season Traffic 
volumes  

Paternoster is a typical holiday town, that normally experiences relatively low 
normal weekday traffic volumes and higher peak holiday season traffic volumes.  
To calculate the peak holiday season traffic volumes, an analysis was undertaken 
to compare weekday peak hour volumes with holiday season peak hour volumes.  

Traffic counting data from the Western Cape Government (RNIS website), along 
TR77/1 in Langebaan (electronic counting station number 5050), was used for 
this analysis.  The traffic volumes over the period from November 2024 to January 
2025 was used for this investigation.  Refer to Figure A3 for details. 

Based on this investigation, the Holiday Peak Hour Traffic volumes were about 
75 percent higher compared to normal Weekday Peak Hour Traffic volumes.  
Hence, for analysis purposes, the Weekday Peak Hour Traffic volumes were 
increased by 75% to calculate the expected 2026 Peak Holiday Season Traffic 
volumes in this report.  

10 2026 Existing Peak 
Holiday Season 
Traffic conditions 
(Scenario 2) 

The 2026 Existing Peak Holiday Season Traffic volumes are based on calculated 
traffic volumes, with Scenario 1 traffic volumes as the base and a Peak Holiday 
Season (75% increase) adjustment factor, as discussed in Section 9 above. 

Based on the existing peak holiday season capacity analysis results, all study 
intersections operate at acceptable Levels-of -Service (LOS) and delays. The 
average queue lengths also will not exceed more than one vehicle at any study 
intersection. Hence, no road upgrades are required or proposed as part of this 
traffic scenario.  

See Figure A4 for the lane configurations and controls, as well as the peak hour 
traffic volumes and operations. 

11 Historic Traffic 
Growth 

Historic traffic growth rates were obtained from the Western Cape Government 
(RNIS website).  Based on this information, the annual traffic growth rate along 
Mosselbank Street (R399/MR240), between St. Augustine Road and Divisional 
Road (DR)2164, was about 6,5 percent per annum for the period between 2000 to 
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2022. Hence, the 2026 counted traffic volumes were adjusted / increased by 
6,5% per annum to calculate all future year traffic volumes. 

12 Other 
Developments  

Based on discussions with the Saldanha Bay Municipality, two other approved 
and in-process developments are planned in Paternoster, which must also be 
taken into consideration as part of this investigation.  These developments 
include: 

 Farm 34 Paternoster CBD development – A mixed-use development that 
includes commercial/retail and residential land uses.  

 Farm 2063 Waterfront development – A small-scale commercial 
development that includes retail, light industrial, offices, restaurant and 
general commercial/warehouse use. 

The expected trips from these developments are summarised in Table 1 below 
and were calculated based on the land uses & extents illustrated on their 
respective Site Development Plans (SDPs). The trips from these developments 
were added to all future year traffic volumes.  

Table 1: Trips from Other Approved & In-Process developments 

Development  
AM Peak Hour PM Peak Hour Peak Holiday Season 

In Out Total In  Out Total In Out Total 

Farm 34  11 32 43 29 13 42 20 22 42 

Erf 2063  29 9 38 40 73 113 35 41 76 

Total  40 41 81 69 86 155 55 63 118 

It is expected that approximately 50% of all trips to/from Farm 34 would 
distribute/circulate internally within the Paternoster Central Business District 
(CBD), which is located west of the study intersections.  Hence, only 50% of the 
trips to/from this development are expected to travel through the study 
intersections during the peak periods. This assumption reflects the site’s 
location within the Paternoster CBD, where a significant proportion of trips are 
expected to be local trips west of the study intersections.  

Erf 2063 is already developed with mixed uses, including a restaurant, (art-
related) warehouses and commercial buildings. These existing developments 
already generate traffic and contribute to existing volumes. The proposed 
development on Erf 2063 involves the repurposing of some existing structures as 
well as the subdivision of residential erven. Since traffic is already generated from 
some of these existing structures, some trips were already included as part of the 
surveyed traffic counts.  

Refer to Figure A10 and A11 in Annexure A for the Site Development Plans of 
these Other Approved and In-process developments. 

Note that both the growth rate, plus the other approved and in-process 
development trips were included as part of future year traffic scenarios. Hence, 
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this will result in a slight over estimation on the expected impacts of these 
developments on the surrounding road network.   

13 2031 Background 
Weekday Traffic 
conditions 
(Scenario 3) 

The 2031 Background Weekday Traffic conditions are based on existing 
intersection geometries and controls. The traffic volumes were calculated based 
on Scenario 1 traffic volumes, plus background traffic growth, plus other 
approved and in-process development trips.  

Based on the background weekday capacity analysis results, all study 
intersections will continue to operate at acceptable Levels-of -Service (LOS) and 
delays. The average queue lengths also will not exceed more than one vehicle at 
any study intersection. Hence, no road upgrades are required or proposed as part 
of this traffic scenario.  

Refer to Figure A5 for the lane configurations and controls, as well as the peak 
hour traffic volumes and operations for this traffic scenario. 

14 2031 Background 
Peak Holiday 
Season Traffic 
conditions 
(Scenario 4) 

The 2031 Background Peak Holiday Season Traffic conditions are based on 
existing intersection geometries and controls. The traffic volumes were 
calculated based on Scenario 2 traffic volumes, plus background traffic growth, 
plus other approved and in-process development trips. 

Based on the background peak holiday season capacity analysis results, all study 
intersections will continue to operate at acceptable Levels-of -Service (LOS) and 
delays. The average queue lengths also will not exceed more than one vehicle at 
any study intersection. Hence, no road upgrades are required or proposed as part 
of this traffic scenario.  

Refer to Figure A5 for the lane configurations and controls, as well as the peak 
hour traffic volumes and operations for this traffic scenario. 

15 Site Access 

Portion 17 of Farm 23 

Access is proposed from a new southern approach at the existing Mosselbank 
Street / Kiewiet Street intersection. 

The Shoulder Sight Distances (SSD) were evaluated based on the City of Cape 
Town's Standards & Guidelines for Roads & Stormwater (CCT, 2024).  Based on 
this evaluation, the required SSD should be 45m, the available SSD is greater than 
45m, hence sufficient SSD is available.  Refer to Figure B1 for the existing 
available SSD at this development access.  It is recommended that these sight 
triangles remain clear/unobstructed, as part of the proposed development.  

This development will be access controlled.  The minimum storage length at the 
site access was evaluated based on guidelines outlined in the Committee of 
Transport Officials, Traffic Impact Assessment Manual (TMH16, CoTO 2014). 
Based on the expected peak hour development trips, the storage lane should 
accommodate a minimum of 2 vehicles (or about 14m).  Based on the SDP, this 
storage lane length will be approximately 12m long, and a separate embayment 
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will be provided for visitors. It is recommended that the entrance access gate be 
aligned with the exit access gate. This will ensure that a storage length of 14m is 
sufficient to accommodate vehicles without queue backup into the external road 
network. 

Portion 20 of Farm 23  

Access is proposed from a new southern staggered approach at the existing 
Visvanger Street / Flamingo Street intersection. 

The Shoulder Sight Distances (SSD) were evaluated based on the City of Cape 
Town's Standards & Guidelines for Roads & Stormwater (CCT, 2024).  Based on 
this evaluation, the required SSD should be 45m, the available SSD is limited and 
is less than the required distance. Hence, insufficient SSD is available. It is 
recommended that traffic calming measures, such as a raised intersection, be 
implemented to reduce operating speeds along Visvanger Street. Appropriate 
warning signage and road markings should also be provided to improve driver 
awareness and safety. Refer to Figure B1 for the existing available SSD at this 
development access.   

This development will be access-controlled. The access-control gate will remain 
open during the daytime and only closed at night.  The minimum storage length at 
the site access was evaluated based on guidelines outlined in the Committee of 
Transport Officials, Traffic Impact Assessment Manual (TMH16, CoTO 2014). 
Based on the expected peak hour development trips, the storage lane should 
accommodate a minimum of 2 vehicles (or about 14m).   

Based on the SDP, this storage lane length will be approximately 20m long.  
Hence, sufficient storage will be available outside this development entrance to 
prevent queue backup into the external road network. It is recommended that a 
separate embayment be provided for visitors. 

16 Trip Generation & 
Development Trips 

Vehicle trip generation for the proposed developments was obtained from the 
CoTO TMH 17 Trip Data Manual (CoTO, 2013).  These proposed developments 
will include single-storey residential units. Although the trip generation rates for 
these developments are based on standard rates, it is expected that the actual 
vehicle trip generation would be lower, due to the holiday nature of typical 
residential developments within Paternoster.  See Tables 1 & 2 below for the trip 
generation rates and expected in/out directional splits.  
 

Table 2: Trip Generation Rates 

Land Use Extent Source 
AM Peak Hour 

Rate 
PM Peak Hour 

Rate 

Townhouses  63 COTO 230 0.85 0.85 

Townhouses  33 COTO 230 0.85 0.85 
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Table 3: Expected In/Out Directonal Splits 

Land Use 
AM Peak Hour  PM Peak Hour Peak Holiday Season 

In Out In Out  In Out  

Townhouses 25% 75% 70% 30% 48% 52% 

 

Based on the above trip rates, the developments are expected to generate the 
peak hour vehicle trips, as summarised in Tables 3 & 4  

Table 4: Expected Development Trips - Portion 17 of Farm 23 
Peak Hour In Out Total 

AM Peak Hour 13 40 53 

PM Peak Hour 37 16 53 

Peak Holiday Season 25 28 53 

 
Table 5: Expected Development Trips - Portion 20 of Farm 23 

Peak Hour In Out Total 

AM Peak Hour 7 21 28 

PM Peak Hour 20 8 28 

Peak Holiday Season 14 15 29 
 

17 Trip Distribution 

The study area consists mainly of residential developments. The expected trip 
distribution is therefore based on existing traffic volumes/patterns in the study 
area. The following trip distribution was used for the new development trips:  

 50% to/from south along Mosselbank Street  

 50% to/from west along St Augustine Street.  

See Figure A5, for the distribution of the new development trips through the study 
intersections. 

18 2031 Total 
Weekday Traffic 
conditions 
(Scenario 5) 

The 2031 Total Weekday Traffic conditions are based on existing intersection 
geometries and controls.  The traffic volumes were calculated based on 
Scenario 3 traffic volumes, plus the trips from the proposed new developments.  

Based on the total weekday capacity analysis results, all study intersections will 
continue to operate at acceptable Levels-of -Service (LOS) and delays. The 
average queue lengths also will not exceed more than two vehicles at any study 
intersection. Hence, no road upgrades are required or proposed as part of this 
traffic scenario.  

Refer to Figure A7 for the lane configurations and controls, as well as the peak 
hour traffic volumes and operations for this traffic scenario. 

 
 

19 2031 Total Peak 

The 2031 Total Peak Holiday Season traffic conditions are based on existing 
intersection geometries and controls.  The traffic volumes were calculated based 
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Holiday Season 
Traffic conditions 
(Scenario 6) 

on Scenario 4 traffic volumes, plus the trips from the proposed new 
developments.  

Based on the total peak holiday season capacity analysis results, all study 
intersections will continue to operate at acceptable Levels-of -Service (LOS) and 
delays. The average queue lengths will not exceed more than one vehicle at any 
study intersection. Hence, no road upgrades are required or proposed as part of 
this traffic scenario.  

Refer to Figure A7 for the lane configurations and controls, as well as the peak 
hour traffic volumes and operations for this traffic scenario. 

20 Public Transport  

Portion 17 of Farm 23  

Existing facilities – Based on the information available, it is unclear whether 
formal public transport services operate in the immediate vicinity of the site. 

Proposed facilities – There are no public transport facilities proposed for this 
development. However, based on the SDP, the refuse embayment located 
directly east of the site access could potentially serve as a public transport 
embayment. Given the low frequency and short duration of refuse collection 
activities, conflicts are expected to be minimal.  

Portion 20 of Farm 23  

Existing facilities - Based on the information available, it is unclear whether 
formal public transport services operate in the immediate vicinity of the site. 

Proposed facilities – Visvanger Street and Flamingo Street are classified as 
Class 5 roads. It is unlikely that formal public transport services would operate 
along these lower-order roads. Based on the SDP, a pedestrian sidewalk will be 
provided at the site access, which connects to the external road network. 

21 Pedestrians & 
Cyclists 

Portion 17 of Farm 23  

Existing facilities: There are no formal sidewalks in the immediate vicinity of the 
site.  

Proposed facilities: It is recommended that a 1,8m wide all-weather, hard-
surfaced sidewalk be provided along the Mosselbank Street site frontage, linked 
with a 1,5m wide sidewalk along the internal road network. 
 

Portion 20 of Farm 23  

Existing facilities: There are no formal sidewalks in the immediate vicinity of the 
site.  

Proposed facilities: It is recommended that a minimum 1,5m wide sidewalk be 
provided along the internal road network, to link with development access at the 
Visvanger Street/Flamingo Street intersection.  
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22 Parking 

On-site parking should generally be provided, according to the Saldanha Bay 
Municipality’s Integrated Zoning Scheme By-Law.  According to this by-law, 
parking should be provided as summarised in Table 6 below.  

Table 6: Parking Requirements 

Development 
Land Use / 

Extent 
Recommended 

Parking Rate 
Parking 

Required 
Parking 

Proposed (SDP) 

Ptn 17 Farm 23 
63 Group 
housing 

units 
2 bays/unit  126 63 

Ptn 20 Farm 23 
33 group 
housing 

units  
2 bays/unit  66 33 

TOTAL 192 bays  96 bays  

Based on the above table, 126 parking bays is required on site, but only 63 parking 
bays are proposed on Portion 17 based om the SDP. Also, 66 parking bays are 
required on site, but only 33 parking bays are proposed on Portion 20 based on 
the SDP.  

To address this parking shortfall, CK Rumboll & Partners have prepared and will 
submit a departure application to motivate these reduced parking rates and 
parking provision.  

23 Refuse Collection 

Portion 17 of Farm 23  

A dedicated refuse collection embayment is proposed along Mosselbank Street, 
directly east of the development's access. It is recommended that this refuse 
embayment be constructed in accordance with the City of Cape Town’s (CCT) 
Standards and Guidelines for Roads & Stormwater (2024). Refer to Figure 2 for 
details of the proposed refuse embayment.  

 
Figure 2: City of Cape Town Refuse Embayment Dimensions (CCT, 2024) 

On refuse collection days, refuse bins should be positioned on a dedicated hard-
surfaced area along the Mosselbank Street verge. This space should be separate 
from the pedestrian walkway to ensure free-flow pedestrian movements.  

Portion 20 of Farm 23 

Refuse trucks will be able to enter/exit this site in a continuous forward motion. 
See Figure A8 for an AutoTurn refuse truck movement simulation.  Based on this 
investigation, it is evident that the internal road network can accommodate the 
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refuse collection truck acceptably, to collect refuse at each individual property 
within the development.   

Refuse trucks will be able to access the development via the main access gate, 
which will remain open during the day to allow unrestricted entry and exit. The 
gate will be closed at night for security purposes. 

24 Conclusions & 
Recommendations 

This report summarises an investigation of the transport-related impacts 
expected as part of two new residential developments, one planned on Portion 
17, and another on Portion 20 of Farm 23, within Paternoster.  

The following can be concluded, based on this investigation:  

Land Use: The following land uses / extents are proposed: 

 Portion 17 of Farm 23: 63 residential units  
 Portion 20 of Farm 23: 33 residential units  

Existing Traffic (Scenarios 1 & 2): No upgrades are required/proposed for these 
scenarios. 

Background Traffic (Scenarios 3 & 4): No upgrades are required/proposed for 
these scenarios. 

Site Access: 

 Portion 17 of Farm 23: Access is proposed from a new southern approach 
at the existing Mosselbank Street / Kiewiet Street intersection. The SSD 
will be acceptable. It is recommended that the entrance gate be aligned 
with the exit gate to provide a 14m storage length, preventing vehicle 
queueing onto the external road network. 

 Portion 20 of Farm 23: Access is proposed from a new staggered southern 
approach at the existing Visvanger Street / Flamingo Street intersection. 
The stacking space will be acceptable; it is recommended that a visitor's 
parking embayment be provided adjacent to the site access. The SSD is 
insufficient; it is recommended that traffic calming measures, such as a 
raised intersection, be implemented to reduce operating speeds. 
Appropriate warning signage and road markings should also be provided 
to improve driver awareness and safety. 

Development Trips: 

 Portion 17 of Farm 23: 53 peak hour trips  

 Portion 20 of Farm 23: 28 peak hour trips 

Total Traffic (Scenarios 5 & 6): No upgrades are required / proposed for these 
scenarios. 

Public Transport:   

 Portion 17 of Farm 23: No dedicated public transport facilities are 
proposed; however, the refuse embayment east of the site access could 
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potentially accommodate public transport stops, with minimal expected 
conflicts due to the low frequency and short duration of refuse collection. 

 Portion 20 of Farm 23: Visvanger Street and Flamingo Street are Class 5 
roads; formal public transport is unlikely on these lower-order roads. The 
site provides a pedestrian sidewalk at the access point that connects to 
the surrounding road network. 

Pedestrians & Cyclists:  

 Portion 17 of Farm 23: A 1,8m wide all-weather, hard-surfaced sidewalk 
should be provided along the Mosselbank Street site frontage, linked with 
a 1,5m wide sidewalk along the internal road network. 

 Portion 20 of Farm 23: A minimum 1,5m wide sidewalk should be provided 
along the internal road network, to link with development access at the 
Visvanger Street/Flamingo Street intersection. 

Parking:  

 Portion 17 of Farm 23: 126 parking bays is required on site, but only 63 
parking bays are proposed based on the SDP.  

 Portion 20 of Farm 23: 66 parking bays are required on site, but only 33 
parking bays are proposed based on the SDP.  

 To address this parking shortfall, CK Rumboll & Partners have prepared 
and will submit a departure application to motivate these reduced 
parking rates and parking provision.  

Refuse Collection:  

 Portion 17 of Farm 23: A refuse collection embayment is proposed on 
Mosselbank Street east of the site access. It is recommended that it be 
constructed in accordance with the CCT Roads & Stormwater standards 
(2024). Refuse bins are proposed to be placed on a dedicated hard-
surfaced verge area on collection days, separate from pedestrian 
walkways. 

 Portion 20 of Farm 23: Refuse trucks can access the development via the 
main gate and circulate through the internal road network. The gate will 
remain open during the day for access and only be closed at night for 
security reasons. Acceptable on-site circulation was checked with 
AutoTurn Software and confirmed to be acceptable.  

 

Based on this investigation, it is evident that the transport impacts expected as 
part of both Portion 17 and Portion 20 of the Farm 23 would be relatively low and 
therefore no additional external road upgrades will be required or are proposed 
as part of these developments. 
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Hence, it is recommended that the developments on Portion 17- as well as 
Portion 20 of the Farm 23 in Paternoster be considered for approval, from a 
transport point of view. 
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PCS Weekly Summary for December 2024 : 5050 - Langebaan - TR07701  110.19km, Stratum=RH, Speed Limit=120

Week
Starting

Average Day
Count % Heavies(Short,Medium,Long) Avg. Heavy

Speed
% Speed
<60km

% Speed
>140km

% Speed
>Limit

% Left
Lane

% Right
Lane

% Vehicles
with Headway <
2 secs     3 secs

25/11/2024 5401 9% (2,4,4) 81 1% 1% 11% 49% 51% 13% 21%

02/12/2024 5471 9% (2,4,4) 81 1% 1% 11% 49% 51% 13% 20%

09/12/2024 5835 8% (2,3,3) 81 0% 1% 11% 51% 49% 15% 23%

16/12/2024 6207 6% (1,2,2) 80 0% 1% 10% 49% 51% 16% 25%

23/12/2024 7076 3% (1,1,1) 80 1% 1% 10% 51% 49% 19% 29%
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Figure:

A7Volumes & Operations 
4949 TIA Ptn.17 & 20 of Farm 23

2031 Total Weekday and Peak Holiday Season Traffic Conditions 
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Annexure B  

Photos 
  



SCHEMATIC

FIGURE: NUMBER:PROJECT:

4949 TIA Ptn. 17 & 20 of Farm 23 Shoulder Sight Distance - Portion 17 of Farm 23  B1

Photo 1: Western Approach Shoulder Sight Distance Photo 2: Eastern Approach Shoulder Sight Distance 

Photo 1: Proposed Sight Access Intersection with Kiewiet Street 



SCHEMATIC

FIGURE: NUMBER:PROJECT:

Photo 3 : Proposed Site Access Driveway

Photo 1: Western Approach Shoulder Site Distance Photo 2: Eastern Approach Shoulder Sight Distance 

4949 TIA Ptn. 17 & 20 of Farm 23 Shoulder Sight Distance - Portion 20 of Farm 23 B2
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