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Disclaimer 
 

·  Three Strategic Spatial Priorities 
·  Bergrivier Spatial Development Framework 

Amendment 
 
The Bergrivier Municipality initiated a spatial planning 
intervention in July 2007 under a project known as an 
amendment to the existing Bergrivier Municipal Spatial 
Development Framework (BSDF.2002) in order to create an 
up-to-date Bergrivier Spatial Development Framework 
(BSDF).  This initiative does not comprehend as outcome a 
fully fledged broad-based Spatial Development Framework as 
most prominently promoted in the Local Government 
Municipal Systems Act, 2000 (Act 32 of 2000) but rather a 
more issue-orientated approach to address strategic spatial 
planning elements that require immediate consideration.  The 
raison d'être is two-fold in that Provincial Government 
demanded certain present-day spatial planning interventions 
and the Bergrivier Integrated Development Plan alluded to the 
need for the existing Spatial Development Framework to be 
upgraded in the context of current national, provincial and 
regional spatial policy1.  The tender notice put forward at the 
time by the Bergrivier Municipality identified the core output 
of the amended BSDF to be the following: 

·  A delineated urban edge for Velddrif, Laaiplek 
(including Port Owen & Noordhoek), Dwarskersbos, 
Aurora, Redelinghuys, Eendekuil, Piketberg, 
Porterville;  

                                                 
1 Bergrivier Integrated Development Plan, 2007 

·  Inclusion of the farms south of the Berg River; and 
·  To reflect the spatial implications of the Bergrivier 

Municipality’s current Integrated Development Plan.   
 
This Bergrivier Spatial Development Framework (BSDF) 
focuses on the urban environment and for completeness only, 
includes some of the original content of the old version that 
specifically relates to the rural spatial component that literary 
falls outside the scope of the appointment.  The focus on the 
urban environment is supported by the integration of local 
circumstances and specialist knowledge within Provincial 
Guidelines2 (based on literature research) it also necessitated a 
further limited desk research on urban components and 
includes the application of an econometric model to determine 
demand trends.    
 
The Bergrivier SDF does not include a Strategic Environmental 
Assessment (SEA) but considered biophysical and biodiversity 
elements in the determination of the spatial issues deemed as 
core output from this study.  This planning initiative also did 
not re-do any socio-economic profiling3 due to the availability 
of sufficient up-to-date information on the status quo within the 
municipal area.      
 

Glossary of terms 
BSDF.2002 Bergrivier Spatial Development Framework, 

2002 
                                                 
2 Provincial Spatial Development Framework, Dec 2005; 
Provincial Urban Edge Guidelines, Dec 2005  
3 PGWC Socio-Economic Profile: West Coast District 2007 
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BSDF Bergrivier Spatial Development Framework, 
2008 
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NSDP National Spatial Development Perspective 
PSDF Provincial Spatial Development Framework 
SDF Spatial Development Framework 
NIMBY “not in my backyard” 
IDP Integrated Development Plan 
USP Unique selling point (proposition) 
LED Local economic Development 
UNESCO United Nations Educational, Scientific and 

Cultural Organization  
SPC Spatial Planning Categories 
CWCBR Cape West Coast Biosphere Reserve 
ABP Area Based Plan 
LASA Land Acquisition/ Share Acquisition 
PLAS Potential Land Acquisition Strategy 
SLAG Settlement Land Acquisition Grant 
LRAD Land Redistribution for Agricultural 

Development  
GIS Geographic Information System 
ENPAT Environmental Potential Atlas 
RAVA Risk and Vulnerability 
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A. INTRODUCTION 
 

Chapter 1: Introduction 
 
1.1 Planning Area 
 
The Bergrivier municipal area is situated in the jurisdiction area of the West 
Coast District Municipality and surrounded by four other B Municipalities 
namely Saldanha Bay to the west, Swartland to the south, Cederberg to the 
north and Witzenberg (Cape Winelands District Municipality) to the east.  
 

 

Bergrivier 
Municipality  

 
 
The municipal area is bordered in the west by the Atlantic Ocean, in the east by the 
Groot Winterhoek mountains and landlocked within the area are the Piketberg and 
Aurora mountains with the Berg River defining the southern boundary of the 
municipality.  The Verlorenvlei and the northern section of the Groot Winterhoek 
mountains define the northern boundary. 
 

The Bergrivier municipal area is approximately 4407.04 km² in size with nine 
settlements of which three can be classified within the context of Bergrivier, as 
major towns namely Piketberg, Porterville and Velddrif.  Piketberg serves as the 
administrative centre of the Bergrivier Municipality.  These three major towns are 
respectively between 100 and 140 kilometres from Cape Town, with Velddrif 
situated at the coast and in close proximity to the Saldanha Bay urban configuration.  
The three major towns are actually located at or close to the southern boundary of 
the municipal area which define their respective spatial associations with each other 
and beyond.       
 

The four other towns that reflect more or less similar 
population size albeit different functions are Dwarskersbos, 
Redelinghuys, Aurora and Eendekuil and are scattered 
throughout the northern section of the area.  The two remaining 
settlements namely Wittewater and Goedverwacht are 
Moravian settlements and administered by the Moravian 
Church as is Genadenberg.  This minor urban node is on the 
Piketberg mountain but not deemed a settlement.   A further 
concentration of dwellings is found on the premises of the 
Pretoria Portland Cement factory (PPC) a few kilometres to the 
south of Piketberg and at the Voorberg Prison situated to the 
south of Porterville. 

�
 

 
   

Map 1 

Velddrif 

Dwarskersbos Aurora 

Redelinghuys 

Eendekuil 

Goedverwacht 
Wittewater 

Porterville 

Piketberg 

Map 2 
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1.2 Planning Statement 
 
The Bergrivier Spatial Development Framework is to be a 
proposal of spatial guidelines to take effect within the municipal 
area in order to direct future spatial interventions as a result of 
growth, development and policy and to reduce developmental 
disparities.  The main emphasis is on the most significant spatial 
problems within the urban environment i.e. urban restructuring, 
urban sprawl and urban functioning. 
 
The most important issues that characterise spatial development (urban 
environment) are: 

·  Continuation of the apartheid urban structure; 
·  Weak development stimulants present in most urban settlements; 
·  Limited progression towards integrated human settlements; 
·  Containment of certain urban areas in evolving functionality; 
·  Continued existence of strategically located undeveloped and 

underdeveloped land parcels; 
·  Sterilization of development opportunities within urban dynamics;  
·  Steadfastness on the regulatory and design criteria for the built 

environment;  and    
·  A conceived unyielding approach towards progressive spatial 

development.  
 
The effect of these fundamental issues is: 

·  Stagnation of possible social cohesion; 
·  Continued spatial segregation i.t.o. race and “class”;   
·  Dilution of resources due to fragmented investment;  
·  Destabilization of the role of urban settlements; 
·  Sterile and solitary land-use urban neighbourhoods; 
·  Low-density urban settlements; 
·  Unproductive urban areas; and  
·  Delayed urban growth and development.  

 
The composition of the Bergrivier Municipal area is such that it does 
not boast a strategic location, intense economic activities, vital urban 
settlements, decisive infrastructure or influential facilities as 
potential growth stimulants.  The before mentioned are 
interconnected and consequently underplay the possibility of 
significant economic growth or subsequent return on public and 
private investment.   In fact, the main characteristic of the area is its 
lack of homogeneity in terms of municipal-wide opportunities.  
There ares, however, certain distinguishable elements i.e. urban 
structure and function (three major towns), urban setting (sense of 
place), rural ambiance and function, economic sector (agriculture, 
tourism, recreation) and infrastructure (harbour) with more potential 
of gain and spill-over than others.  Within a natural resource context 
the area has albeit not phenomenal but certainly unique and 
conservation-worthy natural resources that can function as secondary 
stimulants to growth.   
 
National and Provincial (spatial) policy sets out a vision for growth and 
development (also see Annexure 2) that promotes certain principles 
including rapid economic growth, government spending to be focused on 
localities of economic growth and / or potential and for future settlement 
and development opportunities to be channelled into activity corridors and 
nodes.  The spatial order that evolves in the municipal area must promote 
these principles within a framework that is environmentally informed and 
sustainability-based, yielding to pro-poor policies.  The attributes that can 
give rise to this “desired” spatial order should be articulated and 
continuously monitored to ensure understanding and application thereof in 
the context of their domicile.      
 
The Growth Potential of Towns in the Western Cape, 20054 revealed that 
small and intermediate towns may play a specific role in the development 
within a region as “growth engines” and centres for service provision but 
subject to inherent resources and function.  The study proposes that 

                                                 
4 Growth Potential of Towns in the Western Cape, 2005 
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development should be strategically planned and systematically managed, whereby 
the future positioning of a town in the region (or local municipal area) is carefully 
evaluated regarding its development potential and capacity to fulfil a strategic niche 
in the economic space of the local municipality. 
 
It is foreseen that the current function of urban centres in the Bergirier municipal 
area would stabilize and strengthen and would generally not deviate from present 
performance.  The town of Velddrif is a case in point in that its role as “place of 
supplementary residence” and as a dormitory for workers from the Saldanha Bay 
area would by far surpass its central place role or even that of a coastal fishing town.  
This also implies that the “strategic niche” created by Velddrif needs the utmost care 
and consideration so as to benefit the local municipality rather than become a burden 
in favour of the Saldanha Bay conglomerate.  Piketberg on the other hand would 
continue as the administrative hub of the region with a possibility of increased 
industrial activities due to its location and service demand of the hinterland.    
 
All in all, planning of the future spatial order in the Bergrivier municipal area 
necessitates a focused approach where actions (decisions) are taken in response 
to strategy rather than an incremental approach where actions (decisions) are 
taken in response to circumstances.   
 

Figure 1: Dynamic Strategic Planning Process 

 
 

Supportive of this approach that assesses, analyses and strategises the spatial order 
would be a position of compromise to facilitate progression / economic growth 
rather than stagnation.  Key to the analysis is the identification of elements which 
advance or conversely restrict growth and development and especially those 
elements that operate within a reality of compliance and regulations.  The existence 
of strict and forceful regulatory measures for particularly land-use, construction and 
the environment coupled with time consuming processes of evaluation, restrain 
“spontaneous” initiative and / or growth and allow for overly control and response 
(i.e. NIMBY).  Case in point is the positioning and layout (also reference to 
infrastructure standards) of low-cost housing in what is deemed as an “intrusive” 
land-use if not linked or adjacent to the existing “township” layout. 
 
A component of spatial planning generally overlooked in the formulation of spatial 
guidelines for a municipal area is the impact of external forces and alternative 
locations for shared land-use between urban areas.  The specific role of urban areas 
does traverse administrative boundaries and consequently a webbed approach to 
spatial planning should be applied to consider all relevant informants and 
opportunities.  This would also lead to a position of compromise whereby the spatial 
planning of two neighbouring municipalities must be complementary rather than 
restrictive.  
 

Figure 2: Position of compromise 

 
 

A position of compromise is also critical in the delineation of an urban edge 
and managing the subsequent outcome in that Government should accomplish 
initial goals and objectives but simultaneously be mindful of the creation of 
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equilibrium between the different forces at play in the growth dimension of an 
urban area.  The position of compromise should also envelope some flexibility 
on the following: 
• Provincial targets; 
• Land-use control and regulations; 
• Conservation targets; and 
• Resource safeguarding.  

 
The challenge is for the BSDF to create a position of compromise albeit still 
within the legal framework and relevant policy, but where certain spatial 
interventions can be considered as contributing positively to the broader 
strategic development path and municipal goals.  This dilemma would 
necessitate progressive thinking beyond the obvious or “prescribed” and 
particularly within a spatial context with regard t o land-use management.    
 
Towns with minimal or even non-existing growth potential should be receptive 
towards any constructive investment as long as it adds value towards the key 
components that sustain its existence.  Optimal usage of infrastructure and 
abandoned facilities, seasonal influx of consumers, mixed-use options are examples 
of possible progressive land-use requirements that would require a compromise 
consideration.  These developments should, however, not be downplayed against 
more suitable settlement options where the cumulative effect would be far greater 
than at another location.  Each town possesses certain inherent attributes that should 
be the guiding parameters for investment and this clearly emphasizes the importance 
of the local perception and need.   
 
The purpose of this planning initiative as “conducted” by the Municipality is 
to:    

·  Create partnerships and a common understanding of the spatial 
proposition for local urban growth and development; 

·  Represent the local needs and perceptions in spatial planning and higher 
order spatial policies; 

·  Address the spatial segregation and urban structure that still resembles the 
apartheid planning paradigms; 

·  Consider urban (and/ or settlement) determinants and delineate the urban 
edge(s); 

·  Provide spatial guidelines for public and private investment;  
·  Consider environmental, social, political and economic influence on 

present-day spatial planning; 
·  Devise spatial planning categories for the farms south of the Berg River; 

·  Reflect the spatial implications of the Bergrivier Municipality’s current 
Integrated Development Plan;.  

·  Ensure a collective forward spatial orientation towards sustainable 
development; and 

·  Ensure disciplined investment.  
 
Supposed outcomes to be considered in the further extension of the BSDF are:    

·  Consolidate the collection of programmes as performed by various role-
players into spatial unison; 

·  A comprehensive rural spatial development policy (i.e. with emphasis on 
the coastline, Piket-bo-berg and Porterville mountain area); 

·  Issue-specific spatial development plans; and 
·  A land-use management system.  

 
The principles relevant to the Bergrivier Spatial Development Framework are the 
following: 
 

·  Conformity to the basic principles as set out in Section 3 of the 
Development Facilitation Act, 1995 (Act 67 of 1995) for land 
development;  

·  Conformity to the basic principles as set out in the White Paper on Spatial 
Planning and Land-Use Management, 2001; 

·  Facilitate possibilities; 
·  Indicative but not prescriptive; 
·  Precautionary; 
·  Conservation with progression (not conservation with stagnation);  
·  Sustainable use of resources; ecological equilibrium;  
·  Combating local and global climate change; 
·  Enhancement of diversity;  
·  Balanced approach between on the one hand the objectives of social 

cohesion and sustainability and on the other the need for competitiveness 
and market imperatives;  

·  Integration (i.e. compaction); 
·  Optimization (urban structure and function); 
·  Municipal and local assessment (not site-specific); 

 
1.3 Planning goals 
 
The following goals for spatial planning within the municipal area have been 
determined, namely: 
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·  Spatial Development Framework 

o Consolidated urban spatial order;  
o Informed urban spatial order;    
o The “triple bottom line” goals; and 
o An “across the board” implementation. 

·  Delineation of the Urban Edge 
o Restructured urban environment; 
o Realistic urban densities; 
o Biodiversity conservation; 
o Containment of undesirable urban sprawl; 
o Advance the broader strategic development path and municipal 

goals; 
·  Spatial Planning Categories 

o Land-use guidelines for farms south of the Berg River; 
·  Spatial Implications 

o Spatially depicted IDP programmes and projects.  
1.4 Document Structure 
 
This report is structured as follows (with continued reference to the Annexures): 
 

Table 1: Structure of Bergrivier Spatial Development Framework  
INTRODUCTION 

SECTION A describes the planning dimension and influential locality for 
this spatial planning initiative; 

DEVELOPMENT CONTEXT 
SECTION B a detailed clarification of the development dynamics to create a 

logical understanding for this spatial planning initiative; 
DEVELOPMENT FRAMEWORK 

SECTION C a concise reproduction of the BSDF (2002) proposals not 
considered under the planning statement of the BSDF (2007); 

INFORMANTS AND ANALYSIS 
SECTION D a focused spatial analysis of the urban components, trends and 

hierarchy; determine growth requirements; 
URBAN EDGE  DELINEATION 

SECTION E explanation of the rationale for the delineation of the urban 
edge(s) and subsequent proposals; 

SPATIAL PLANNING CATEGORIES: LOWER BERG 
RIVER SECTION F 

creation of spatial planning categories within the bioregional 

planning model; 
IDP SPATIAL IMPLICATIONS SECTION G 

mapping of the spatial implications of the Bergrivier IDP 2007. 

ANNEXURES 
All annexures are complementary to the content of the main 

document. 
 
 
 
 
 
 
 
 
 

 
 

CHAPTER 1 
 
CONCLUSION 
 

�  The Bergrivier Spatial 
Development 
Framework is to be a 
proposal of spatial 
guidelines to take effect 
within the municipal 
area in order to direct 
future spatial 
interventions as a result 
of growth, development 
and policy and to reduce 
developmental 
disparities. 

PROPOSALS 
 

�  The challenge is for the SDF 
to create a position of 
compromise albeit still 
within the legal framework 
and relevant policy, but 
where certain spatial 
interventions can be 
considered as contributing 
positively to the broader 
strategic development path 
and municipal goals. 
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B. DEVELOPMENT CONTEXT 
 
Chapter 2: Spatial Characteristics (Fact sheet) 

 
2.1 Regional dynamics 
 

The Berg River (municipal) area forms an integral part of the West Coast Region 
sandwiched in-between the more dominant southern part and the less prominent 
northern part of the district. It has a more localized economic functional role than 
being a regional or provincial stronghold.   Certain linkages of regional importance 
do however exist.  Thus, Velddrif and surrounds provide settlement options to the 
Saldanha Bay area, Porterville is a commercial node for Saron residents and 
Piketberg functions as commercial node for Elands Bay residents.  
 
The Bergrivier Municipality, together with 
the West Coast District Management Area, 
Cederberg Municipality and Matzikamma 
Municipality contribute 34% of the gross 
domestic product of the region.  The two B 
Municipalities of Swartland and Saldanha 
Bay contribute the remaining.   
 
The Bergrivier municipal area 
subsequently can be classified as treading 
water if considered within a contributing 
environment towards the provincial 
economic goals and objectives.   
 
These goals and objectives relate to the 
National Spatial Development Perspective, 
i.e. stimulating economic growth focusing 
investment on localities with economic 
growth or potential and the channeling of 
economic development opportunities into 
activity corridors or nodes that are adjacent 
to or link the main growth centers would 
not envelop the whole municipal area.      
 
 
 

The municipal area is generally described as a low-growth area within the Western 
Cape, which over the past two decades experienced real annual growth in excess of 
the national average. This subdued growth can be seen as a result of four key 
factors. 
 
·  Agriculture, the dominant sector, has been dampened by droughts, lower 

profitability and rationalization of production techniques 

·  Fishing has also been dampened due to lower catches and tighter controls. 
·  Being located to the north-west of Cape Town, the area does not fall within the 

in-migration corridor from the Eastern Cape. 

·  The N 7 transport corridor from Cape Town to Namaqualand and further north 
(to Namibia and Angola) is only tangential to the municipal area (with 
Piketberg too close to Cape Town to function as a significant stop for these 
trucks). 

 
The Bergrivier municipal area would obviously not fade into oblivion albeit the 
economic insignificance, with local contributions to be exploited in order to 
maximize output that would be supplementary to primary growth stimulants which 
define the space economy of the Saldanha Bay area.  The Saldanha Bay area has 
also been identified as one of two emerging settlement clusters or “regional motors” 
within the Province.  This will imply a spill-over effect onto the Bergrivier 
municipal area  but more specifically on Velddrif with the nature of this spill-over to 
probably manifest most prominently in the provision of settlement infrastructure.    
 
The key generic issues undermining economic development in the West Coast 
Region are identified to be the distance from Cape Town, low population densities, 
low levels of formal education, shortage of skilled labor, poor and expensive public 
transport and limited access to communication facilities5.  These issues are not 
prevalent in the Bergrivier municipal area albeit the economic contribution of the 
area is limited when compared to other municipalities.   An interesting phenomenon 
is that the natural resources have limited capacity to uphold further development 
opportunities similar to the present.  The region, however, has various natural 
attributes that possess a value that can be of regional significance for specific 
development opportunities i.e. eco-tourism.      
 
 
 
 

                                                 
5 West Coast Region Poverty Alleviation Strategy, 2007 

Map 3 
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2.2 Urban settlements 
 
The urban areas within the Bergrivier municipal area resemble a scattered settlement 
pattern. 
 
The following is a brief summary of the urban configuration of the towns in the 
Bergrivier municipal area. 
 
The BSDF distinguishes between different categories of settlement composition: 
 

·  Velddrif, Laaiplek and Dwarskersbos are described as “coastal 
towns”,  

·  Porterville and Piketberg as “central places” and  
·  Eendekuil, Aurora and Redelinghuys as “isolated villages”.      

�
�

COASTAL TOWNS 
 
Here we are looking at popular coastal places like Velddrif (which includes Laaiplek 
and Port Owen) and Dwarskersbos, which draw week-end and day visitors, retirees, 
second-home residents and seasonal tourists from Cape Town, the rest of the 
Western Cape, other parts of the country and even overseas. 
 

2.2.1 Velddrif – Laaiplek – Port Owen 

 
Spatial features 
 

·  Velddrif (incorporating Laaiplek) functions as a focal point for the fishing 
industry along the West Coast. This is why the economic base is strongly 
geared towards this economic activity, with tourism and residency for 
workers from Vredenburg and other towns as growing centres of enterprise. 
The most important resources are the sea, the coastal environment and the 
Berg River estuary. As a satellite town of the Vredenburg-Saldanha 
industrial and regional core, it has the potential to provide a tranquil rural 
alternative within short driving time for the employees of the area. This 
trend in combination with good accessibility from Cape Town along the 
R27-route contributes towards the growth of the residential market, 
especially in Port Owen. Therefore a change in location to the Saldanha Bay 
municipal area would probably have been a more functional option for 
Velddrif. Other positive growth factors are the effective infrastructure, a 
luxury deep-sea marina, salt works and the fact that the town is still 
relatively under-developed and therefore has the potential for further growth. 
On account of Velddrif’s high development potential and relatively low 
needs level, it should opt for fixed infrastructural investment6. 

·  There is major need (and scope) for closer integration of the Velddrif 
Township (stretching 3 km “into the interior”) and the coastal suburbs. 

·  Urban-edge challenges are substantial along the coast as well as the Berg 
River. 

·  After major challenges in the past Port Owen is now a thriving place with 
steady investments and a controlled settlement environment. 

                                                 
6 Growth Potential of Towns in the West Coast, March 2006 

Velddrif 

Dwarskersbos Aurora 

Redelinghuys 

Eendekuil 

Goedverwacht 
Wittewater Porterville 

Piketberg 

Map 4 
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·  Solid waste disposal site in Saldanha Bay Municipal Area (existing site at 
Velddrif to be rehabilitated); 

·  Airport; 

·  Harbour; 
·  Strong cultural heritage and identity; 

·  Vibrant domestic and international tourism potential; 
·  Aquaculture and agriculture diversification; 
·  Navigable river;  

·  Municipal infrastructure 
·  Water: Water-supply constraints; Bulk water supply via WCDM 

(Withoogte, Moorreesburg); Velddrif/ Dwarskersbos allocated a 
quota equal to 11% of the total supply to Saldanha / Vredenburg 
area;   

·  Electricity: sufficient supply; in process of upgrading capacity;  

·  Roads: tarred  
·  Sewerage: Velddrif sewerage treatment plant being upgraded; 

Spreeuwalle has septic tank and soak-away; rest of town is 
serviced by a waterborne system; 

·  Solid Waste: transfer station being constructed; disposal at 
Vredenburg waste disposal site; existing site to be rehabilitated; 

·  Implementation: R7 600 capital contribution to Municipality for 
connection to existing network.    

·  It is interesting to note that most of the bulk supply of services 
comes from the southern side of the Berg River with the solid 
waste now also to be disposed of in the Saldanha Bay area. 

 
For current land-use applications see Table 24 and Annexure 9.  
 

A specific land-use and development phenomenon is the fact that no “urban 
functions” have been located on the southern banks of the Berg River.  The 
consideration of development rights for these farms was always a contentious issue 
within the planning domain of local government.  Previous spatial policy (see 
Annexure 2) did consider the merit of urban development with subsequent proposal 
that it is not desirable given mainly the environmental sensitivity of the southern 
banks of the river.  It is, however, interesting to note that the area was excluded from 
the then Velddrif municipal area (and later the Bergrivier municipal area) up until 
2002 when the re-demarcation of municipal boundaries incorporated the farms to the 

south of the Berg River into the Bergrivier municipal area.  The exclusion meant 
that there was no municipal service authority “nearby”.  According to the Spatial 
Development Framework (2002) the northern banks of the Berg River defined the 
urban edge, demarcated as a neighbourhood area.   
 

The historic development pattern of Velddrif/ Laaiplek and De Plaat also 
contributed to the protection of the area to the south of the river from large scale 
urban activities.  The development of the three nodes on the northern bank was due 
to accessibility across the river and the economic activities of the time.  
 
The closure of the Cerebos salt works by 2011 to be relocated at the Coega 
Industrial Development Zone would be highly significant from an economic and 
tourism perspective.    
 
In recent times Velddrif has changed, although not structurally, from an economic 
centre for services and processing of fishing and agricultural products to a more 
service-based tourism town.  
 

Table 2: Factsheet for Velddrif/ Laaiplek and Port Owen 

Model of urban land-use and 
urban structural 

characteristics – physical 
profile 

Multi-nuclei model; designed around make-up of natural 
features stimulated by vehicle use; two central business areas; 

linear development along natural features; no consistency 
with urban structure, layout, densities, function; fragmented 
road network (diamond shape); east-west development axis 

well defined; north-south development axis fragmented; 
scattered municipal infrastructure amenities; strategic 

location of recreational land-use (golf course); residential 
areas separated by “soft” urban land-use – golf course and 
open space; no pedestrian connections; apartheid urban 

structure WELL defined; 

Town access route R27 main road, MR 529 from Piketberg 

Surrounding natural  features River, Sea 

Dominant urban land -use Residential 

Population (2007) 10 700 

Area within built edge (ha) 690 ha 

Population density (built 
edge) 

15.4 people/ km² 
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Number of residential erven 
within the built edge 

3546 

Number of vacant residential 
erven within the built edge 

1002 

Gross density 5.1 du/ ha 

Nett density 10.5 du/ ha 

Zone 1: gross density 4.9 du/ ha 

Zone 1: nett density 9.9 du/ ha 

Zone 2: gross density 5.3 du/ ha 

Zone 2: nett density 9.3 du/ ha 

Zone 3: gross density 20.1 du/ ha 

Zone 3: nett density 21.1 du/ ha 

Zone 4: gross density 8.6 du/ ha 

Zone 4: nett density 12.2 du/ ha 

Average erf size Zone 1: 1008m² 

 Zone 2: 1066m² 

 Zone 3: 472m² 

 Zone 4: 817m² 

Coverage of land-use 
categories (percentages) 

Residential: 51.4% 

Business: 3.1% 

Industrial: 6.2% 

Open Space (passive): 9.2% 

Opne Space (active): 8.5% 

Recent and current land-use 
applications 

Phenomenon – urban area expansion (no infill) (see annexure 
9) 

Central goods and services High School, Agr. Co-operative,(shop), Police Station. 

Road capacity In general adequate traffic capacity is available on “major” 
roads 

.   
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Map 5 
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2.2.2 Dwarskersbos 

 
Spatial features 
 

·  There has been strong growth in Dwarskersbos recently, particularly in 
the property market, holiday accommodation and tourism.  The sea and 
coastal area are the most important natural resources. The reason for 
this can be ascribed to the demand for plots along the coast and the 
tarring of the road between Velddrif and Elands Bay. The main function 
of the town is to provide holiday accommodation and hence there has 
been very little diversification of economic activities in Dwarskersbos7; 

·  The risk of uncontrolled urban sprawl is particularly strong in this 
booming coastal location; 

·  There seems little scope for lower-income housing at this stage, while 
the townships of Velddrif are too far away; 

·  Municipal infrastructure: 

·  Water: sufficient supply; 
·  Storm water, Sewerage and Electricity sufficient supply; 

·  Solid Waste:  to be disposed of at Vredenburg waste disposal 
site. 

 
For current land-use applications see Table 24 and Annexure 9. 
 

Table 3: Factsheet for Dwarskersbos 

Model of urban land-use and 
urban structural 

characteristics – physical 
profile 

“Linear” Sector model; no central business area; structure 
dominated by the make-up of the coastline; no attempt 

towards nodal development; no apartheid urban structure 
evident; designed for vehicle use; 

Town access route R27 main road 

Surrounding natural features Sea 

Dominant urban land -use Residential 

Population (2007) 800; (8000 seasonal) 

                                                 
7 Growth Potential of Towns in the West Coast, March 2006 

Area within built edge (ha) 116 ha 

Population density 6.9 people/ km² 

Number of residential erven 
within the built edge 

679 

Number of vacant residential 
erven within the built edge 

319 

Gross density 5.8 du/ ha 

Nett density 13,1 du/ ha 

Zone 1 (Kersbosstrand): 
gross density 

6.3 du/ ha 

Zone 1: nett density 12.3 du/ ha 

Zone 2: gross density 5.6 du/ ha 

Zone 2: nett density 14.6 du/ ha 

Average erf size (m² Zone 1: 807 

 Zone 2: 680 

Past land-use applications Kersbostrand (374 residential erven) – extension of the town 
northwards along the coast; (also see annexure 9) 

Central goods and services none 

.  

 

Map 6 
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CENTRAL PLACES 
 
In the Berg River area two places (Piketberg and Porterville) fit into this 
category. Both are established towns with long histories, well connected 
with road (and rail) links, a solid base in the agricultural sector and distinct 
additional functions. In the case of Piketberg (population about 11 900) 
public-sector activities (related to the municipal offices, district offices, 
provincial government offices and other public functions) provide a solid 
base for the local economy. In Porterville (population 7 900) recreational 
and tourism activities complement agriculture to provide the lifeblood of the 
local economy. Both towns are unlikely to expand, but they have strong 
foundations. 
 
In terms of the urban-edge challenge the pressures are not as strong as for 
the “coastal towns”. 

 
2.2.3 Piketberg 

 
Spatial features 
 

·  Piketberg is the administrative seat of the Bergrivier Municipality and 
also serves as a service and commercial centre of the surrounding 
agricultural area. The economic base of the town is thus orientated 
towards agriculture. There are railway links with Cape Town and the 
town is situated on the N7 route to Namibia and the Northern Cape. In 
addition to its location on the development corridor of the West Coast, 
the town also has several other cultural-tourism attractions, such as the 
Neo-Gothic church, around which the town originally developed, 
Dunn’s Castle and a cultural-historical museum. Yet very little tourism 
development has emerged. Reasonable growth is foreseen in Piketberg 
because of the town’s nodal location, its supportive region and status as 
the administrative centre of the municipal area8;  

·  It is striking how the relatively further distance from Cape Town 
(175 km compared to less than 150 km in the case of Moorreesburg) 
reduces the sedan-motor traffic around Piketberg. This also explains a 
lower long-run population-growth rate. 

                                                 
8 Growth Potential of Towns in the West Coast, March 2006 

·  Piketberg has a relatively “clear” urban edge; 
·  The PPC cement plant can easily be underrated in its positive effect on 

the town. Given national cement shortages, the plant seems likely to 
expand in future;  

·  The development of the new Wheatfields Country Estate looks 
promising and seems to meet urban-edge criteria; 

·  There is still considerable scope for housing and other development 
(and densification) between the township areas and the centre of town 
(including more scope for informal markets). 

·  The dominance of public-sector services in the local economy is highly 
visible; 

·  The economic contribution of the Piket-bo-berg agricultural area is 
significant;  

·  The N7 dissects the town but with little consequent spill-over into the 
local economy;       

·  Municipal infrastructure 

·  Water – bulk supply obtained from water treatment work and 
fountains;  75 % of available capacity reached;  

·  Solid waste: to be transferred to Highlands Solid Waste Disposal 
site at Malmesbury; 

·  Electricity: sufficient supply;  
·  Sewerage: water born sewerage system in place; available 

capacity concerns; 
·  Storm Water: problems in southern part of town; no Master Plan 

exists.  
 

For current land-use applications see Table 25 and Annexure 9. 
 

Table 4: Factsheet for Piketberg. 

Model of urban land-use and 
urban structural 
characteristics – physical 
profile 

Sector model; one well-defined central business area; road 
network resembles a spider-web with affordable housing area 
not well interlinked onto internal road network;  design 
guided by vehicle use; N7 divides industrial area from 
residential area aggravating pedestrian access; no efficient 
pedestrian connection between urban areas; residential areas 
separated by “soft” urban land-use – showground; apartheid 
urban structure NOT well defined albeit individual suburbs 
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remain largely separated; 

Town access route Link road to N 7 highway 

Surrounding natural  features Mountain (slopes; gradient) 

Main urban land –use Residential; significant industrial component; 

Population (2007) 11 900 

Area within built edge (ha) 351 ha 

Population density 33.9 people/ km² 

Number of residential erven 
within the built edge 

2101 

Number of vacant residential 
erven within the built edge 

314 

Gross density 5.9 du/ ha 

Nett density 13.8 du/ ha 

Zone 1: gross density 10.6 du/ ha 

Zone 1: nett density 21.5 du/ ha 

Zone 2: gross density 3.9 du/ ha 

Zone 2: nett density 8.3 du/ ha 

Average erf size (m²) Zone 1: 463 

 Zone 2: 1199 

Coverage of land-use 
categories (percentages) 

Residential: 56.7% 

Business: 8.8% 

Industrial: 21.7% 

Open Space (passive): 10.7% 

Open Space (active): 11.5% 

Past land-use applications Represent urban area expansion; (also see annexure 9) 

Central goods and services High School, Agr. Cooperative (office, shop), Police Station, 
Hospital. 

PPC De Hoek  

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Map 7 
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2.2.4 Porterville 

 
Spatial features 

 

·  Porterville is conveniently accessible; it is nevertheless not located on 
the mainstream tourist routes. The town has a sound infrastructure, 
which probably contributed towards the establishment of Boland-Agri’s 
head office as well as investment in the Voorberg prison. There has 
been moderate economic growth in Porterville recently. The economic 
base of the surrounding region focuses on agricultural activities and 
thus the town functions as a ‘central place’ service centre. However, 
tourism is a supplementary growing sector, particularly with a focus on 
hang-gliding at the Dasklip mountain pass. This exclusive sport makes a 
substantial contribution towards the tourist industry and the town has 
already become internationally renowned for this activity. The town 
also offers access to the Winterhoek-Wilderness area. On the whole, 
Porterville’s profiles present a medium development potential, 
accompanied by ‘major infrastructural’ investment9. 

·  The close links between the town and surrounding agriculture are clear. 
Yet, this also makes the place sensitive to climatic and other external 
factors (e.g. crop prices); 

·  The influence of tourism, recreation, sport and retirement activities is 
highly visible and seems to dominate the urban pattern; 

·  The township is large and in sharp contrast to the central town. There is 
a need for pro-active steps to better integrate these sections and utilise 
vacant space inbetween; 

·  Road network fine; 

·  Municipal infrastructure 
·  Water: available supply a problem; agreement with farmers does 

not promote extended capacity of current supply;  

·  Solid waste: to be transferred to Highlands Solid Waste Disposal 
site at Malmesbury 

·  Electricity: sufficient supply; 

·  Sewerage: in order. 
 

                                                 
9 Growth Potential of Towns in the West Coast, March 2006 

For current land-use applications see Table 25 and Annexure 9. 
 

Table 5: Factsheet for Porterville 

Model of urban land-use and 
urban structural 

characteristics – physical 
structure 

Sector model; one well defined central business area; 
residential areas differentiate between high value, middle 

value and affordable housing categories; affordable housing 
area not well interconnected to road network; urban layout 

resembles two distinct and functionally different zones; 
residential areas separated by “hard” land-use – industrial,  
cemetery; no efficient pedestrian connection urban zones; 

apartheid urban structure WELL defined and rely on vehicle 
use; 

Town access route MR 526 provides access from Eendekuil and Saron; 

Surrounding natural features Arable land 

Main urban land -use Residential 

Population (2007) 7 900 

Area within built edge (ha) 277 ha 

Population density 28.4 people/ km² 

Number of residential erven 
within the built edge 

1570 

Number of vacant residential 
erven within the built edge 

54 

Gross density 5.6 du/ ha 

Nett density 14.3 du/ ha 

Zone 1: gross density 4.2 du/ ha 

Zone 1: nett density 7.9 du/ ha 

Zone 2: gross density 18.4 du/ ha 

Zone 2: nett density 31.4 du/ ha 

Average erf size (m²) Zone 1: 1265 

 Zone 2: 317 

Coverage of land-use Residential: 71.4% 
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categories (percentages) Business: 4.5% 

Industrial: 3.7% 

Open Space (passive): 10.7% 

Open Space (active): 2.5% 

Past land-use applications Represent urban expansion; (also see annexure 9) 

Central goods and services High School, Agr. Cooperative (office, shop), Police Station. 

Voorberg Population – 2425 

 
 

 
 
 

Map 8 



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

22 

ISOLATED VILLAGES 
 

Here we have the typical “stagnant” or “shrinking” places which are often a 
headache for municipalities, due to low revenue generation and high 
demands for subsidization of (at least the minimum) local services. They are 
also the places where unemployment and poverty are most difficult to 
address. 
 
In the Berg River area Aurora (population approx. 350), Redelinghuys 
(600), Eendekuil (850) and Goedverwacht (1 400) fit into this category. 
Aside from the accommodation of farm workers involved on the nearby 
farms and certain central-place functions, these small towns have no 
autonomous income base. Given its attractiveness for tourists, Aurora has 
some tourism potential and Eendekuil as the place with a train-station 
closest to Citrusdal has some broader economic base. 
 
In these small places the urban-edge challenge has little significance, since 
investors rarely come forward with land-use requests. In fact, it can be 
argued that in and around these places urban-edge conditions should be 
interpreted in a fairly flexible way to attract whatever income- and job-
creating activities come forward. An example would be a nearby farmer who 
wants to transform his buildings into tourism or retirement facilities (without 
making undue demands on municipal services). 
 
2.2.5 Eendekuil 

 
Spatial featrues 
 

·  Eendekuil is to a large extent stagnant because of its inadequate 
economic base. The town functions as a low-order agricultural service 
centre that is dependent on Piketberg for higher-order services. The town 
has very few economic prospects and unemployment is widespread. The 
settlement is mainly a dormitory town for farm workers and retired people. 
It also has limited water sources. The strategic approach should rather be 
to preserve the rural character of the town10; 

                                                 
10 Growth Potential of Towns in the West Coast, March 2006 

·  The place is small, but it is clear that strategic factors (the station, freight 
loading, agricultural work in the area and the road linkages) shape this 
place; 

·  These strategic factors (and more proactive steps to integrate the 
residential areas) should help to prevent stagnation or decline of the place; 

·  Municipal service infrastructure is in place with a concern about  
sufficient water supply.  

 

Table 6: Factsheet for Eendekuil. 

Model of urban land-use and 
urban structural 

characteristics – physical 
profile 

Linear development structured alongside railway amenities as 
focal point; middle and high value residential areas 

“squashed” in-between steep gradient and industrial area; 
activities besides residential limited; apartheid structure NOT 

well defined albeit individual suburbs remain largely 
separated; 

Town access route Mr 537 link to N7 

Surrounding natural features Non-perennial river course 

Main urban land –use Residential 

Population 1000 

Area within built edge (ha) 74 ha 

Population density 13.5 people/ km² 

Number of residential erven 
within the built edge 

358 

Number of vacant residential 
erven within the built edge 

35 

Gross density 4.8 du/ ha 

Nett density 18 du/ ha 

Zone 1: gross density 2.7 du/ ha 

Zone 1: nett density 6 du/ ha 

Zone 2: gross density 12.7 du/ ha 

Zone 2: nett density 34.5 du/ ha 

Average erf size (m²) Zone 1: 1659 
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 Zone 2: 269 

Past land-use applications Limited; see Chapter 7, 7.7; 

Central goods and services Cooperative (shop), Police Station. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2.2.6 Redelinghuys 

 
Spatial features 

·  There has been minimal growth and even stagnation of most economic 
activities in Redelinghuys recently. The town mainly functions as a 
residential area (dormitory town) for the surrounding agricultural sector 
and retired people. Some recreational potential lies in Verlorenvlei Ramsar 
Site. There is no significant resource base for town growth. The 
‘medium’ quantitative development index is misleading on account of the 
statistical fallacy produced by relatively large percentages on small census 
numbers – therefore the qualitative growth potential recorded as ‘very 
low’ is perhaps a better reflection of the reality11. 

·  This relatively remote and stagnant place has no obvious factors to change 
its decline. Completion of the tar road would be a factor, but seems 
unlikely in the foreseeable future; 

·  Municipal service infrastructure is in place with a concern about the type 
of sewerage system.  A process to upgrade the existing system is in 
process.   

 

Table 7: Factsheet for Redelinghuys 

Model of urban land-use 
(layout) and urban structural 

characteristics – physical 
profile 

grid pattern; limited business and industrial land-use; 
apartheid structure WELL defined; economic activities 

minimal;  residential areas separated by “soft” urban land-use 
– sport field; 

Town access route Link road to MR 531 provide access; 

Surrounding natural features Verlorenvlei wetland; arable land 

Main urban land-use Residential 

Population 840 

Area within built edge (ha) 67 ha 

Population density 12.4 people/ km² 

Number of residential erven 
within the built edge 

291 

                                                 
11 Growth Potential of Towns in the West Coast, March 2006 

Map 9 
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Number of vacant residential 
erven within the built edge 

153 

Gross density 4.3 du/ ha 

Nett density 10.8 du/ ha 

Zone 1: gross density 4.3 du/ ha 

Zone 1: nett density 8.3 du/ ha 

Zone 2: gross density 11.7 du/ ha 

Zone 2: nett density 31.2 du/ ha 

Average erf size (m²) Zone 1: 1199 

 Zone 2: 320 

Past land-use applications Limited; see Chapter 7, 7.7; 

Central goods and services Police Station. 

 
 
 

 

2.2.7 Aurora 

 
Spatial features 
 

·  The economic base of Aurora revolves around its role as low-order service 
centre for the agricultural activities on the surrounding farms. The town 
has a rural character against a picturesque topographical setting. The 
strategic function of the town in the regional context is regarded as 
minimal12. 

·  In sharp contrast to Redelinghuys, Aurora is linked to the tar-road grid 
and is located at an attractive (tourist-inviting) hill, overlooking the 
area. The town also features buildings attractive to visitors. 

·  There is ample scope for infill housing in order to better integrate the 
place. 

·  In the case of both Redelinghuys and Aurora special attractions of 
nearby farms could be opportunities for inward investments and 
economic activities (thus demanding flexible urban-edge approaches). 

 

Table 8: Factsheet for Aurora  

Model of urban land-use and 
urban structural 

characteristics – physical 
profile 

Grid pattern; limited business and industrial land-use; 
apartheid structure NOT well defined albeit individual 
suburbs remain largely separated; economic activities 

minimal;  residential areas separated by “soft” urban land-use 
– showground, sports field; 

Town access route Linked with tarred road to MR 529 from Piketberg 

Surrounding natural features Mountain; arable land 

Main urban land -use Residential 

Population 420 

Area within built edge (ha) 71 ha 

Population density 5.9 people/ km² 

Number of residential erven 
within the built edge 

286 

                                                 
12 Growth Potential of Towns in the West Coast, March 2006 

Map 10 
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Number of vacant residential 
erven within the built edge 

97 

Gross density 4 du/ ha 

Nett density 7.1 du/ ha 

Zone 1: gross density 4 du/ ha 

Zone 1: nett density 5.8 du/ ha 

Zone 2: gross density 13.3 du/ ha 

Zone 2: nett density 19.9 du/ ha 

Average erf size (m²) Zone 1: 1696 

 Zone 2: 501 

Past land-use applications Limited; see Chapter 7, 7.7; 

Central goods and services none 

.   
 

 
 

2.2.8 Goedverwacht/ Wittewater  
 
Goedverwacht and Wittewater as missionary settlements have not been included in 
this study (see disclaimer).  It is, however, necessary to conduct a thorough planning 
exercise for these settlements as they are an integral part of the Bergrivier municipal 
area from an economic, social, political and spatial perspective.  
 
 
 

 

CHAPTER 2 
 
CONCLUSION 
 

�  low-growth area ; 
�  capture spill-over effect 

from Saldanha Bay as one 
of two “regional motors”; 

�  the natural resources have 
limited capacity to uphold 
further development 
opportunities similar to the 
present ; 

�  three categories of 
settlement composition; 

�  gross residential densities 
very low; 

�  spatial segregation of 
residential 
neighbourhoods; 

�  definition of the apartheid 
urban structure dissimilar 

�  distinct differences in 
urban structure between 
neighbourhoods i.e. erf 
size, distance to CBD; 

�  “central place function” 
weakening; 

�  Provision of infrastructure 
on par 

PROPOSAL 
 

�  Accommodate growth in 
residential market as primary 
economic stimulant; 

�  Pressure on urban edge would 
not be strong; 

�  Restructuring of apartheid
layout possible; 

�  New development should be 
complimentary to urban 
profile and functionality; 

Map 11 
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Chapter 3: Development parameters 
 
3.1  Spatial  
 
3.1.1 Spatial Functional Balance 
 
The demarcated area that constitutes the Bergrivier Municipal area functions as two 
segments that are manipulated by the road network with subsequent tendency of 
attraction towards the Cape Metropolitan Area.  The western portion of the 
municipal area is serviced by the R27 main road and the eastern portion by the N7 
national road.        

 
 
The relative absence of interactivity between the coastal towns and the central places 
as well as the limited interactivity between the central places and isolated villages 
(see map 7) characterise the dependency and relationship between the settlements 
with regard to social and economic activities with consequential effect on 
underlying actions i.e. transport.  These activities are thus determined and influenced 
by market forces, accessibility, distance, infrastructure, etc and not administrative 
boundaries.  The Draft Integrated Transport Plan for the West Coast District, 2005 

identified no major public transport route between Velddrif and Piketberg but rather 
between Velddrif/ Laaiplek and Vredenburg (Route WCS 205).  The exception is 
the functioning with regard to service delivery and local political activities that 
occur within an enclosed area, being the Bergrivier municipal area.  
 
3.1.2 Administrative Boundaries  
 
The municipal area as an administrative precinct creates an enclosed geographic 
space within which planning and implementation is performed in the context of local 
authority functions and responsibilities.   
 
The existence of this administrative area (as one critical element that informs 
decision-making) creates a dichotomy in as far as holistic planning and 
implementation is concerned where the functional boundaries of almost all other 
role-players do not correspond with the municipal boundary.  This then contributes 
to possible ineffective planning and implementation that could culminate in skewed 
investment options.  The Integrated Development Plan (IDP) needs to address this 
issue at the coalface of planning and implementation with also reference to the aims 
of the National Spatial Development Perspective.  A Local SDF as a strategic 
informant to the IDP should eliminate such inconsistencies and create a common 
platform for deliberation and decision-making on spatial issues.     

 
The Bioregional planning approach13 that was adopted in 
the West Coast Region as spatial planning methodology 
provided a different set of criteria and consequently 
determined bioregions to be considered as administrative 
areas.  The result of this planning process was a Bergrivier 
municipal area engulfed by three different bioregions (see 
map opposite) but in actual terms operating as one 
administrative entity.  Future processes with regard to the 
demarcation of municipal boundaries should be cognisant 
of the functional phenomenon of Velddrif and surrounds as 
possible informants to inclusion into a specific 
administrative region. 

 
3.1.3 Cape Metropolitan Area 
 
The centripetal force or attraction stimulants created by the dominance of the Cape 
Metropolitan Area manifest mainly in economic activities due to historic events but 

                                                 
13 West Coast Spatial Development Framework, 2002 

Map 12 
Interactivity   

Economically active areas 
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are also encouraged by present-day economic policy.  The policy guidelines give 
preference to the stimulation of two economic development corridors, namely the 
Cape Town / Saldanha (along the R27) and the Cape Town / Malmesbury (along the 
N7) corridors of which the former would attract investment towards Cape Town and 
subsequently away from Velddrif.  The ability to trade, reminiscent of the eastern 
segment of the municipal area (including the central towns and isolated villages), 
will favour the metropolitan area for certain goods and services ahead of local 
enterprises.    
 
3.1.4 Saldanha Bay Area 
 
Saldanha Bay is identified as one of two “regional motors” in the Western Cape with 
consequent investment favouritism by Government in future spending in these areas 
compared to other areas with “lower” economic potential.  The Saldanha Bay area is 
in competition with the Cape Metropolitan Area for the trade volume generated from 
within the Bergrivier municipal area with especially the recent retail development as 
central to future spending patterns generated from the western segment of the 
municipal area.  As also identified14 the town of Velddrif does serve as a dormitory 
for people working in the Saldanha Bay area.  A specific issue raised is the urban 
sprawl that is enveloping the Cape Colombine / Britannia Bay Peninsula15.     
 
The Saldanha Bay municipal area borders the Bergrivier municipal area mostly at 
the centre of the Berg River except for a couple of farms situated on the southern 
banks of the river closest to the mouth and stretching inland for about 26 kilometres.  
This area was excluded from the then Velddrif Municipal area (and later the 
Bergrivier municipal area) up until 2002 when the re-demarcation of municipal 
boundaries included the farms into the Bergrivier municipal area.   

 
3.1.5 Service Area  
 
The Central Place Theory16 provides a conceptual mechanism for understanding the 
role of the city / town as a provider of goods and services to the surrounding 
hinterland population.  It is argued that not all places represent a “central place” in 
conformation to the theory.  Minimal services and subsequent centrality and 
thresholds are associated with Dwarskersbos, Redelinghuys, Aurora and Eendekuil 
while Porterville, Piketberg and Velddrif are regarded as conforming to the theory in 
providing goods and services to the surrounding hinterland population.  The kind of 

                                                 
14 Growth Potential of Towns in the West Coast, March 2006 
15 Provincial Spatial Development Framework (PSDF – November 2005) 
16 Interpreting the city An Urban Geography, 1980, p105 

goods and services associated with Porterville and Piketberg revolve around the 
agricultural activities characterising the surrounding hinterland with that of Velddrif 
being slightly different as Velddrif mainly provides goods and services to local 
residents and “tourists” during the seasonal influx with the bulk of the trade volume 
captured by the Saldanha Bay retail and service hub.     
 
Map 13 depicts the estimated range of “provision” of each of the three towns 
mentioned before.    
 
Map 13: The estimated range of Piketberg, Porterville and Velddrif as 

service centres 

 
 
It is important to note at this stage of creating a spatial understanding that the towns 
within the Bergrivier municipal area are different in composition (reference to the 
three categories of composition as defined in this BSDF being “coastal towns, 
central places and isolated villages”) and each operate as a entity which together 
combine to form the Bergrivier Municipality but with a varying degree of 
dependency (service reliance) on each other (also see Chapter 5, map 15).      
 

Map 13 
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3.1.6 Coastal area  
 
The coastal area within the Bergrivier municipal area covers the area from just south 
of the Berg River northwards up to Bobbejaanberg south of Elands Bay. 
 
The Draft Spatial Development Plan for the coastal area between Velddrif and 
Elands Bay 17 describes the coastal area (defined for the purpose of the study as the 
area between the high water mark and the electricity lines inland) in detail (see 
Section 3.2 for synopsis of planning proposals)   
 
3.1.7 Berg River  
 
The length of the Berg River, from south of Porterville, as it runs through the 
municipal area, defines the southern boundary of the Bergrivier municipal area 
(excluding the farms south of the river at the mouth).  The usage of the river and 
riparian areas differs with agricultural and recreational activities the dominant 
features.  The kind of activity varies in that downstream activities include grazing, 
water extraction, fishing, boating, resorts, etc (also the commercial activity of salt 
mining) where the upper stream activities include less intensive activities 
particularly those related to agriculture.  
 
The lower Berg River is subject to the effect of urban development whereas the 
areas upstream have only to contend with agricultural activities.   
 
The Draft Spatial Development Plan for the coastal area between Velddrif and 
Elands Bay 18formulated proposal regarding the “coastal area” along the Berg River 
with the most significant proposal restricting development on the southern banks of 
the river to existing development rights.    
 
3.1.8 Mountain areas: Piket-bo-berg; Porterville, Aurora 
 
The spatial function and/or understanding of the mountain areas are not discussed 
(see disclaimer).  Studies for the Piket-bo-berg and Porterville mountain areas have 
been completed recently.  
 
3.1.9 Urban structure 

                                                 
17 Spatial Development Plan for the coastal area between Velddrif and Elands Bay, January 
2005 (Draft) 
18 Spatial Development Plan for the coastal area between Velddrif and Elands Bay, January 
2005 (Draft, p75) 

 
The functioning of the urban structure of each town is discussed in detail in Chapters 
6 and 7. 
 
3.2 Social 
 
The following section includes projections of population figures for the urban and 
rural areas within the municipality.  

Table 9: Population growth-path projections 2007 to 2020 
 

(population of Voorberg in 2005 estimated at 2425, PPC De Hoek at 500) 

Urban Year Total Rural 
Total Coastal Central Isolated 

2001 46 300 
17 500 

37.7% 

28 800 

62.2% 
8 000 16 000 4 800 

   100% 27,8% 55.6% 16.6% 

Growth 
p.a. 

2001 – 
2007 

3,5%  
p.a. 

2,0%  
p.a. 

3,8%  
p.a. 

6,0%  
p.a. 

3,4%  
p.a. 

0,9%  
p.a. 

2007 56 000 
19 600 

35% 

36 400 

65% 
11 500 19 800 5 100 

   100% 31.6% 54,4% 14,0% 

Growth 
p.a. 

2007 – 
2020 

2,4%  
p.a. 

1,4%  
p.a. 

2,9% 
 p.a. 

4,5% 
 p.a. 

2,3% 
 p.a. 

0,8% 
 p.a. 

2020 76 000 23 500 
52 500 
100% 

20 400 
38,8% 

26 400 
50,3% 

5 700 
10,9% 

  30% 70%    
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Table 10: Population figures as per town 
Town 2001 200519 2007 2020 

Coastal towns  

Velddrif 7 500 9 034 10 700 (1:3) 18 800 
Dwarskersbos 

(seasonal) 
500 

(500) - 800 
(8000) 

1 600 
(16 000) 

Central places  
Piketberg 9 600 9 300 11 900 15 800 

Porterville 6 400 6 500 7 900 10 600 

Isolated villages  

Aurora 400 420 470 

Redelinghuys 800 
1250 

840 900 

Eendekuil 600 1 020 1000 1050 
 
The urban segment of the Bergriver Municipality would increase from 65 % to just 
below 70% of the total population of about 76 000. Of this growth the coastal places 
would be fastest at 4.5% p.a., in sharp contrast to a further decline of the isolated 
villages at 0,8 per cent p.a.      
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                 
19 Bergrivier Integrated Development Plan, 2006/2007 

3.3 Economic  
 
Real economic growth would differ significantly between the projected 4,8 per cent 
p.a. in the coastal areas, a slightly lower 3,8 % p.a. in the central towns and 
stagnation in the isolated places. 
 

Table 11: Estimated real economic growth rate 

Town category Real economic growth % p.a. 

Coastal towns 4,8 

Central places 3,8 

Isolated villages 0,0 

 
These rough averages hide important further differentiating factors like sharp 
seasonality in the “local settlements” due to holiday seasons and seasonal 
agricultural work as well as the particular nature of second-home settlements.  The 
unique selling point (USP) of the coastal towns is its location as stimulant for the 
phenomenon as mentioned.   
 
The average annual economic growth for the West Coast region between 1996 and 
2004 was 2.4%20.  The formal economy of the West Coast is dominated by the 
traditional agriculture and mining sectors.  The total formal sector has shredded 
around 4 000 jobs from 1995 to 2005, with a current formal employment of 
approximately 103,000 jobs21.   
 
The West Coast is becoming ever more popular as a domestic and tourism 
destination, recording 30% of all visitors to the Western Cape in the third quarter of 
200622.   The Regional Economic Development Strategy also promotes the strategic 
objective to provide an enabling environment to maximize property development in 
the key tourism sites of the West Coast region.  The tourism sector with attributes 
unique to the municipal area, albeit heterogeneous, has been identified as an 
economic sector with growth potential.  Subsequently the area has been demarcated 
as part of a priority tourism development area.  Two of these areas namely the 

                                                 
20 Regional Economic Development Strategy, Draft for comment, June 2007 
21 Regional Economic Development Strategy, Draft for comment, June 2007 
22 Regional Economic Development Strategy, Draft for comment, June 2007 



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

30 

Langebaan/ Velddrif and Cederberg Gateway partly cover the Bergrivier municipal 
area (see Map 14).    
 

 
 
Given the relatively small population of the area (appr. 56 000 in 2007) and the 
constraints in the two core economic sectors, tourism must be seen as the only 
significant growth motor for the Berg River towns. Activities within tourism would 
stimulate local investment, employment and economic growth but the seasonal, 
temporary or part-time nature of such jobs and activities distinctly dampens the 
overall impact. The same applies to seasonal employment in the two other major 
sectors, agriculture and fishing. 

To further the argument around the decreasing importance of certain economic 
sectors, current changes evolving in the area should be considered.  The fishing 
sector is stagnating if not declining outright, and agriculture faces clear limitations 
to further growth (except that recent food-price increases may open new 
opportunities). At the same time the tourism dimension of local activities is still on 
the increase. 
 
The economic linkages between Velddrif and Saldanha Bay will become stronger as 
more emphasis is placed on the north-south linkage between Cape Town and 
Saldanha Bay.  The steady expansion of the Saldanha / Vredenburg urban-growth 
area is likely to bring more residential developments to the Berg River municipal 
area as well (in particular Velddrif / Laaiplek).  Some larger projects are likely to 
remain in the area (like the cement plant) or they might be restructured (like the 
possible change of the salt pan into aquaculture facilities) without much less 
employment. 
 
The closure of the Cerebos salt works (in operation since 1972) would have a 
significant impact on elevating the economic risks of the area and associated social 
risks.  Planning and the consideration of alternatives are urgently needed for the 
possible re-engineer of the resource associated with the particular site.  The strategic 
location of the site further intensifies the need to optimize the inherent development 
potential within the context of local and regional performance.           
 
Although the bulk of future growth in the Berg River municipal area is likely to 
centre around Velddrif / Laaiplek / Dwarskersbos and the Piketberg-Porterville axis, 
opportunities in and around the smaller places and along the transit routes should not 
be ignored. It is in fact the very diversity of the municipal area which could attract 
new investments or business opportunities. As indicated earlier however, this 
diversity of opportunities calls for considerable flexibility in the regulatory 
framework and determination of the urban edge. The following are a few examples. 
 
·  Agri-tourism facilities on farms may expand into small settlements (to 

be investigated);  
·  Agri-processing facilities could evolve and grow in size (to be 

investigated)  
·  New residential cluster developments may be proposed beyond the 

existing edge of towns, initiated by particular ownership patterns or 
unique nature attractions. 

 
The infrastructure demands for such new developments would have to fully cover 
the costs to link them to establish or expand municipal facilities and possible 

Demarcated tourism 
development areas; 
PSDF, 2005  

Map 14 
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exogenous costs to the town.  These types of development(s) need however to be 
measured in terms of the checklist approach for determining their relation to the 
delineated urban edge.   
 
The transport infrastructure that traverses the municipal area is mostly sterile as 
stimuli for the area due to the roads and railway line serving no other purpose other 
than as linkages to destinations outside the boundaries of the municipal area.  The 
existence and alignment of the railway line might become critical insofar as the PPC 
quarry can serve as the solid waste disposal site for the City of Cape Town in future.        
 
Economic development, investment and job creation in the area have in the past 
been based on: 
 
�  agriculture and agri-tourism as well as limited agri-processing 
�  fishing along the coast and the Berg River as well as some fish-processing 
�  the saltpans along the Berg River 
�  residential developments for retirees as well as holiday and weekend visitors 

(incl. Port Own as an up-market Marina) 
�  tourism activities (attractive to foreign, national and regional visitors), with the 

local population almost doubling during the high season 
�  local and provincial administration and infrastructure services 
�  education, church and social-welfare-related activities 
�  regular trade, financial and other business services 
�  a few larger enterprises (like the cement plant near Piketberg) 
 
This diversity of growth factors has been one of the strengths of the area but, given 
the small population, it has also been a limitation, since the cluster effects (and 
economies of scale) of the different growth processes were distinctly limited. 
 
 
3.4 Environmental 
 
The delineation of an urban edge can provide security for the protection of sensitive 
biodiversity elements and natural resources.  The essence of planning for sustainable 
development is to create equilibrium between the different components that 
constitute present-day society.  It is imperative that the built, social, economic, 
political and natural environment correspond.  The indispensability of each 
component in the urban context should determine its planning significance. 
 
The biophysical resources of the region provide the foundation for the basic life-
supporting systems, as well as for tourism, recreation and agriculture.  It gives form 

to the urban / settlement components and demands consideration in urban planning.   
 
See Annexure 12 for a detailed environmental overview. 
 
3.5 Synopsis of Definitions/ Principles/ Guidelines and Mechanisms 
 
The National Spatial Development Framework23 (NSDP) clearly states that 
“different regions have different economic potential and the spatial variations in the 
incidence of poverty are also vastly different”.   The study provided policy directives 
for fixed capital and social investment which should be considered differently based 
on the growth and development potential of a specific town.  Towns with medium to 
high potential should be prioritized for economic growth with subsequent 
management and investment.  Places where the possibility for economic growth is 
low should be assisted through social investment to mobilize people to move away 
from such an area, should they wish to do so.  Given the array of towns it is 
important for Government not to halt or abolish the current rate of distributing fiscal 
resources to these areas but to maintain a service that provides basic services with 
eventually the majority of spending to be for social capital investment.   
 

The NSDP further promotes the principle that government spending on fixed 
investment should be focused on localities with economic growth and /or economic 
potential to attract private sector investment, stimulate sustainable economic 
activities and create long- term employment opportunities. 
 

The NSDP24 acknowledges the Saldanha Bay area as of economic significance 
characterized by mass-produced and specialized economic concentration with “high 
GVA in public services and retail, as well as construction and industrial or 
agriculture”.   
 

It is also mentioned25 that tourism and the oil and gas sector will grow and 
necessitate consideration of spatial implications in the context of renewed emphasis 
on economic growth within these sectors as paramount for the provincial 
development agenda.  Spatial intervention at local level within the Bergrivier 
municipal area should heed these demands within a “position of compromise” (see 
figure 2) with the BSDF interpreting this position in accordance with current spatial 
(land-use) control and management mechanisms.      

                                                 
23 National Spatial Development Perspective, 2005 
24 National Spatial Development Perspective, 2005 
25 Provincial Growth and Development Strategy (2005) 
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The Provincial Spatial Development Framework, 2005 (PSDF, November 2005)26 
emphasises the spatial restructuring of settlements for mainly equitable socio-
economic benefit and mixed-use integration through firstly the application of urban 
management mechanisms i.e. densification, delineation of urban edges, nodal 
development, creation of corridors, settlement upgrading, and secondly through 
spatial “mapping”  i.e. spatial reflection of Government programmes and thirdly by 
ensuring spatial integration within a framework of interrelated systems.    
 
Within eight objectives (see annexure 2) the PSDF proposes strategies and actions 
to achieve socio-economic development, urban restructuring and environmental 
sustainability that together should manufacture the desired outcome which is “new” 
urban settlements with sustainable rural areas within the “triple bottom line” 
approach.      
  
The Provincial Urban Edge Guidelines (November 2005)27 as a supporting 
document to the PSDF, considered the delineation of an urban edge as a strategy to 
counter urban sprawl, encourage densification and protect natural resources to be 
implemented in association with other land-use management mechanisms.  It is 
acknowledged that the building blocks of towns in the country vary quite a lot i.e. 
population growth and urban function, which implies that there would have to be 
different urban management guidelines and policies relating to different towns.  The 
Provincial Urban Edge Guidelines state that an urban edge should redress the legacy 
of apartheid planning to manage, direct and phase urban growth pro-actively in 
order to avoid unabated urban sprawl that consumes valuable agricultural land and 
resources with the establishment of undesirable land use in urban fringes that places 
an unattainable demand on service delivery.  The urban edge is thus a line (an exact 
defined and delineated boundary of which the delineation is accurate) that defines 
the outer limits of an urban area beyond which development should not occur and 
consequently influence the effectiveness, efficiency and economies of scale within 
the urban area (albeit not in smaller urban settlements).  
 
The delineation of an urban edge cannot be done within a set of “universally 
applicable conditions” due to varying environmental and urban characteristics 
within each town.  In the delineation of an urban edge the local context, more than 
any other factor, should determine where and how urban edges are delineated and 
managed.  The divergence of criteria and issues implies that a “checklist” approach 
be implemented to determine which of the factors and issues are of relevance to a 
specific urban area (for application in the Bergrivier SDF see under Chapter 11).   

                                                 
26 Provincial Spatial Development Framework (PSDF – November 2005) 
27 Provincial Urban Edge Guidelines (November 2005) 

The target set by the policy is to achieve a random density of 25 dwelling units per 
hectare (we assume for application within the BSDF that it is measured within the 
built edge) as this is seen as a “hurdle below which urban settlements will not 
perform adequately”.  This density implies a population density of around 100 
people per square kilometre.  The study points out that all towns should delineate an 
urban edge and that the application of the density policy should not to be enforced in 
towns where there is “no demand for urban development”.  
 
The Growth Potential of Towns in the Western Cape, 200528 revealed that small and 
intermediate towns do play a specific role in the development within a region as 
“growth engines” and centres for service provision but subject to inherent resources 
and function.  The study proposes that development should be strategically planned 
and systematically managed, whereby the future positioning of a town in the region 
(or local municipal area) is carefully evaluated regarding its development potential 
and capacity to fulfil a strategic niche in the economic space of the local 
municipality 
 
The PSDF29 states that an SDF should indicate where development should occur and 
provide guidelines “to achieve urban restructuring i.e. along major transport routes, 
areas of high access, around public open spaces and in underdeveloped or 
undeveloped areas”.   
 
The West Coast Spatial Development Framework (2008)30 indicates spatial 
proposals that are built around four strategic themes supported by six objectives, 
with the objectives being: 

1. align future settlement and investment with places of economic and 
resource potential, also taking into account efficiency at regional level; 

2. facilitate job creation; 
3. correct existing negative developmental legacies of the past; 
4. conserve and strengthen a sense of place for all; 
5. ensure the wise use of existing resources; and 
6. conserve biodiversity resources. 

 
Draft Spatial Development Plan for the coastal area between Velddrif and Elands 
Bay, 200531 (current status – to be advertised before submission to Council) 

                                                 
28 Growth Potential of Towns in the Western Cape, December 2005 
29 Provincial Spatial Development Framework (PSDF – November 2005) 
30 West Coast Spatial Development Framework (2008) 
31 Spatial Development Plan for the coastal area between Velddrif and Elands Bay, January 
2005 (Draft) 
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documented the current state of development within the coastal area (including the 
town of Dwarskersbos as the only urban area within the scope of the study) as “low” 
but with severe pressure for coastal development, subdivision of agricultural land 
and diversification of land-use.  It further described the area as a “pioneering area” 
exposed to extended coastal development along St Helena Bay. The study also 
identifies the following principles as spatial informants for the framework, namely 
consolidation, integration and interconnectedness, concentration and accessibility 
giving effect to a spatial concept of ecological corridors, limited settlement, 
productive agricultural areas, priority conservation areas and access to the coastal 
area.  The study’s main proposal with regard to development within the coastal zone 
between Laaiplek and Dwarskersbos is a restriction on development except for 
Soverby where development is limited to the existing built infrastructure and the 
delineation of an urban edge for Dwarskersbos to manage urban development within 
the coastal zone.  The rationalisation of the Dwarskersbos urban structure is 
proposed within the study with regard to extension possibilities, the promotion of 
diversified land-use options, varying densities, nodal development and connectivity 
with the natural landscape. The study further identifies the possibility for land-based 
mari-culture processing facilities but highlight a cumulative negative effect within 
the coastal zone.  The Berg River riparian zone (northern and southern sections) is 
deemed ecologically sensitive with detailed restrictions (i.e. setback lines from the 
1: 50 year flood line) on development i.e. the conservation of the salt march area to 
the south of the river.    
 
The aim with the Lower Berg River Subregional Structure Plan, 2001 was to 
propose management guidelines for the ecologically sensitive Lower Berg River 
system within which to accommodate conservation and development options.  A key 
issue to be considered in the deliberation of spatial proposals is that the situation 
presents itself to restrict urban development to the northern boundary of the river 
based on ecological reasons and aesthetic quality.  Further guidelines to manage 
spatial development in the coastal area and along the river included the following: 

·  restrict urban development up to the area known as The Plaat (in easterly 
direction along river); 

·  no development be allowed in the coastal area between the river mouth 
and Laingville;   

·  restrict urban development between Laaiplek and Dwarskersbos within the 
existing municipal boundaries (subject to further investigation); limited 
development to be allowed between the road to Dwarskersbos and the sea; 

·  the implementation of certain restrictions to protect the sensitive 
ecological system from any negative impact by farming activities and 
land-use changes. 

The Cape West Coast Spatial Development Plan, 2007 makes mention of the 
following: 

·  a land shortage (e.g. Velddrif) given growth and population influx;  
·  the introduction of urban edges; 
·  that the importance of the “unspoilt wilderness” perception of the West 

Coast as a key tourism driver not be underestimated; 
·  that future spatial interventions align growth pressures and marginal 

resources, especially water and address landscape protection and 
enhancement. 

 
The Bergrivier Municipality Local Economic Development Plan compiled in 2004, 
states that a long-term vision on the collective economic future of the area remains 
incomplete but decisive interventions in prominent economic sectors are part of the 
LED plan.  The LED plan stipulates that Bergrivier possess a diversified “economic 
deposit” that can be advantageous towards future growth and more so if alternative 
growth sectors to agriculture, tourism and fishing can be created.  Sector-specific 
opportunities customized as activities are for example: 

�  Agriculture 

o Investigate settlement of small farmers (associated with capacity 
building and mentoring)(identification of commonage);  

o Development of entrepreneurial skills; 
o Facilitation and support of markets for farmers and fishermen; 
o Investigate use of infrastructure during “off season”; 
o Initiate an inter-sectoral information programme 

�  Tourism 
o Conserve environmental integrity; 
o Control urban sprawl; 
o Conserve and expand unique settlement and rural characteristics 

 
 
 
3.6  Bergrivier SDF: Understanding and Principles 
 
A Spatial Development Framework (SDF) is a prerequisite in terms of the Local 
Government Municipal Systems Act, 2000 (Act 32 of 2000) and a core component 
of an Integrated Development Plan and “must include the provision of basic 
guidelines for a land-use management system for the municipality”.  Transformation 
within the context of an SDF has occurred in that it must be environmentally 
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informed and sustainability-based, yielding to pro-poor policies rather than only 
being a spatial expression of IDP proposals.  The collective of the social, political, 
economic and environmental elements that underpin present-day society are 
regarded as fundamental informants to an SDF in order for spatial planning to 
complement economic growth and development and deliver on the sustainable 
development agenda.  The importance of these four elements as planning parameters 
should be significant enough to determine spatial commonalities and direct 
development through inter alia the delineation of an urban edge (as core output of 
BSDF 2008).      
 
The BSDF defines a Spatial Development Framework to be a proposal of spatial 
guidelines forthcoming out of a process that considers as critical informants (local 
and beyond) the social, political, economic and environmental elements along with 
the built environment as part of an interrelated system to take effect within a specific 
geographic area in order to direct future spatial interventions as a result of growth, 
development and policy changes.  As a responsibility of local government it should 
proceed with the formulation of a Spatial Development Framework that should also 
on its part be an informant to the IDP on the spatial outcome (footprint) of growth 
and development in the municipal area.  As imperative for sustainable growth and 
development the strategies formulated and adopted in an IDP should dictate 
decision-making by all role-players (also see 3.1.2).   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3: Statement on the definition of a spatial development 
framework  

 
 
The PSDF32 notes that a local SDF should refine and delineate for instance the broad 
spatial planning categories “in order to make decisions about particular appropriate 
development or activities” in the evaluation of an individual development 
application (at site-specific level).  The BSDF also creates spatial planning 
categories for the farms to the south of the Berg River and incorporates, for the 
remainder of the area, the categories as determined in the previous (2002) 
formulation process.  The emphasis of the BSDF is on the delineation of an urban 
edge with resultant spatial proposals to guide decision-making relevant to the towns 
within the Bergrivier municipal area.  The methodology applied for the delineation 
of the urban edge considered local (settlement) considerations (see Sections D and 
E) (measured against provincial targets) along with site–specific characteristics as 
per the “checklist” approach advocated by the Provincial Urban Edge Guidelines.  
The existing two-tier decision-making system is to be SUPPORTED but cognizant 
of a situation where the desired spatial structure of the urban area (or zone) as 

                                                 
32 Provincial Spatial Development Framework (PSDF – November 2005) 
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Spatial Proposal (2008) =  
····  A delineated urban edge for Velddrif, Laaiplek (including Port Owen & 

Noordhoek), Dwarskersbos, Aurora, Redelinghuys, Eendekuil, Piketberg, 
Porterville;  

····  Inclusion (spatial planning categories) of the farms south of the Berg 
River; and  

····  To reflect the spatial implications of the Bergrivier Municipality’s current 
Integrated Development Plan.   

 

Future spatial 
interventions 
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devised at local level dictates future spatial interventions that will come about 
through, inter alia, the consideration of development (land-use) proposals for 
individual land portions.   
 
In addition to this there needs to be a concerted effort to harmonise the generalised 
“excluding” relationships that exist between the spheres of government with regard 
to decision-making and strategy formulation because of the phenomenon that human 
and natural activities normally extend beyond boundaries (confined space) i.e. water 
flow, people movement, sound barriers, market forces, etc.  Spatial planning can 
thus not be restricted to an administrative precinct and should not be imposed within 
a top-down approach, albeit a hierarchy of spatial planning levels exists, but the 
process should be characterised by an oscillating interactive system.  The 
interpretation of higher order policy and the formulation of “local” policy with 
subsequent decision-making (albeit also at provincial level) must consider local 
circumstances and preferences throughout conceptualisation or allow for local 
interpretation at implementation.  This local interpretation manifests in a local SDF 
(or local SDP) with subsequent spatial planning proposals that conform or adjust in 
respect of the local dynamics.   
 
As mentioned a demarcated municipal area does not necessarily represent a planning 
entity but with regard to implementation needs to operate as one as decision-making 
on land-use is generally a responsibility of the relevant local authority.  Such 
decision-making ability (i.e. scheme regulations) should originate from and be 
guided by the local SDF and consequently, as eventuality, allow for local dictate 
(take note of the legal status of an SDF).  This situation, however, becomes 
centralised given the “restricted” mandate of a local authority with regard to 
decision-making on environmental issues where the responsibility resides almost 
solely with the Provincial Administration (same with the heritage component).  
Other key elements as informants or outcomes of spatial planning decisions (i.e. 
social, economic) are often “overlooked” in terms of an authoritative mandate and 
reside by default with the local authority.  This then absolutely demands that the 
functional area of planning be beyond administrative boundaries and subsequent 
decision-making be aligned and integrated and not paternalistic.       
 
The relevant authorities should engage each other in a constructive and progressive 
way so as not to frustrate the desire for growth and development.  In a recent study33 
that specifically considered the government’s role in land-use management, it was 
found that the different institutions involved in managing land did not operate with 

                                                 
33 Urban land: space for the poor in the City of Johannesburg; Planact and the University of the 
Witwatersrand’s Centre for Urban and Built Environment Studies, 2007 

overall agreed strategic goals in mind, leading to a very piecemeal approach. In fact, 
even different agencies within the same municipality may dispute how various 
pieces of land might be utilized (also refer to figure 6). 
 
Further detailed research and investigations at site-specific level must support any 
development (land-use) application in addition to the spatial proposals of the BSDF 
and must adhere to relevant national and provincial legislation and policy.  
Environmental informants to the delineation of the urban edge were considered but 
only at a scale that is not comparable to the level of an environmental impact 
assessment as required by the National Environmental Management Act, 117 of 
1998.  In addition the assessment of environmental indicators (informed by the fine 
scale biodiversity program) at local level was also considered in the determination of 
the spatial planning categories for the farms south of the Berg River.   
 
The multitude of existing spatial planning policy and subsequent proposals 
discussed in section 3.2 represent different levels of planning that were 
approached from different angles with different outcomes during different 
timeframes.  The subsequent spatial guidelines have been adopted as critical 
informants to present-day deliberation about spatial policy, given the importance of 
the collective knowledge, current transformation priorities and participation 
processes conducted.  Within the context of the BSDF the majority of these spatial 
interventions contemplate the coastline and ecologically sensitive downstream river 
system for possible impact of neglect, mismanagement and insensitive urban, rural 
and recreational development.   
 
Notwithstanding this somewhat complex situation (from a planning perspective) the 
“Consistency Principle” as promoted in the Draft West Coast Regional Spatial 
Development Framework34 should prevail in that the amended BSDF must 
represent, integrate and interpret “higher order” spatial planning policy into 
localized circumstances with resultant guidelines for future development options and 
the sustainability of the natural environment.  In the context of the BSDF (2008) 
“higher order” policy, especially the Provincial Urban Edge Guidelines (November 
2005)35 does allow for local interpretation to be inculcated in local spatial proposals.  
The following diagram (figure 4) illustrates the perceived outputs of the current 
spatial intervention initiated by the Bergrivier Municipality as informed by local 
circumstances and perceptions.  
 

                                                 
34 Draft West Coast Regional Spatial Development Framework, 2008 
35 Provincial Urban Edge Guidelines (November 2005) 



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

36 

Figure 4 
Outputs of the Bergrivier Spatial Development Framework  

 
 
The BSDF does not give any land-use rights nor does it take any away, but it does 
propose research-based and scientifically-determined spatial guidelines to inform 
decision-making on spatial interventions that must promote the sustainable 
development agenda as articulated in the IDP.  These interventions all transpire 
within a specific space and should conform to BSDF guidelines as proposed at the 
municipal, local and site-specific level of planning.  The latter planning level to be 
complemented by “further detailed research and investigations”. 
 
The following drawing illustrates the level of planning at which the BSDF operates. 
  
 
 
 
 
 
 
 
 
 
 
 

Figure 5 
Level of planning 

 
A common dilemma is, however, that the influential depth of spatial proposals is 
impeded upon and in fact at present confined to be incorporated into land-use 
management tools that control the evaluation of land-use applications within the 
municipal area, whereas the influence is supposed to impact on all decisions by all 
role-players that perform activities within the municipal area (see figure 4).  The 
reasons are multiple and vary from the standard and/ or status of the SDF to the 
obligation of other role-players to firstly participate in the formulation and secondly 
adhere to SDF proposals.    
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Figure 6: Generalised opinion of the application of a Spatial 
Development Framework 

 
The interpretation of the spatial guidelines of the BSDF (albeit within a restricted 
scope) as spatial proposals should direct all government (and public) investments i.e. 
road maintenance and construction, land reform settlement, allocation of funds to 
low-cost housing, provision of education facilities, social and infrastructure 
investment, environmental considerations, landscape dynamics, etc (also see 
Chapter 5).  
 
As the core management component of spatial interventions in the Bergrivier 
municipal area (see annexure 3) the BSDF proposes a position of compromise to 
allow and facilitate growth and development through the formulation of spatial 
guidelines (albeit within a restricted scope) dictated by local circumstances, needs 
and perceptions.     
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CHAPTER 3 
 
CONCLUSION 

• Separation of social and 
economic activities between 
Velddrif / Dwarskersbos area and 
remainder of municipal area; 

• Economic activities in municipal 
area determined by southern 
dominance; 

•  Population growth declining to 
between 0,8 % and 4,5% with 
Velddrif area as focal point; 
Rural population declining; 

• Economic growth between 0% 
and 4,8% with Velddrif area as 
focal point; 

• Tourism identified as only 
economic sector with growth 
potential; 

• Seasonality of coastal 
population; 

• Economies of scale (cluster 
effect) not strong due to small 
population; 

• Comparative advantage of 
Velddrif should be strengthened 
with supply-side interventions 

• Sensitive biodiversity elements 
and natural resources exist 
especially in coastal region and 
river system; 

PROPOSAL 
 

• Indentifies and strengthen 
unique selling point of each 
town;  

• Acknowledge and 
incorporate “outside” 
influences on spatial order; 

• Use diversity of the 
municipal area to attract 
new investment and 
business opportunities; 

• Allow for considerable 
flexibility in the regulatory 
framework and 
determination of the urban 
edge; 

• Create equilibrium in 
consideration of planning 
informants; 
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CONCLUSION (policy) 

• Multitude of existing spatial 
planning policy to be informants; 

• Saldanha Bay as “area of 
economic significance”; 

• Spatial planning to promote triple 
bottom line principle; 

• Delineation of urban edge to 
consider urban growth potential; 

• Only Velddrif identified with 
qualitative growth potential; 

• Urban growth (in coastal area) to 
be limited to north of river, area 
known as De Plaat and within 
existing municipal boundaries  

 

PROPOSAL (policy) 

• “Consistency principle” to 
apply within the context of 
local circumstances; 

• Position of compromise; 

• Apply the “checklist” 
approach based on 
“localised” criteria; 

• Acknowledge local 
planning proposals (2001, 
2002) but accommodate 
new planning paradigm and 
changed circumstances 

CONCLUSION (Spatial 
Development Framework) 

• Formulate SDF as an informant 
to IDP; 

• Consider the collective of the 
social, political, economic and 
environmental elements that 
underpin present-day society; 

• “restricted’ to three strategic 
spatial priorities; 

• SDF to manufacture a closely-
knit relationship in decision-
making; 

• The functional area to be beyond 
municipal boundaries; 

• Planning level of SDF not to 
include site-specific planning; 

• Influential depths of spatial 
planning proposals to be 
explored; 

PROPOSAL (Spatial 
Development Framework) 

• Obtain buy-in from role-
players; 

• Ensure that the 
fundamental informants to 
the SDF proposals is 
understood; 

• Determine spatial proposals   
based on local 
circumstances within 
realization of broader goals 
and objectives; 

• Ensure accurate 
implementation and 
monitoring of spatial 
proposals;  
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C. DEVELOPMENT FRAMEWORK (brought forward) 
 

Chapter 4: Spatial Development Framework (2002)36 
 
4.1 Spatial Planning Categories 
 
The most significant outcome of the previous Spatial Development Framework 
(BSDF.2002) was the local accreditation of the provincially promoted Spatial 
Planning Categories (SPCs) as part of bioregional planning.  The following table is 
an abstract from the provincial guidelines as it corresponds with the content of the 
previous SDF (BSDF.2002). 
 

Table 12: The six primary Spatial Planning Categories 
CATEGORY DESCRIPTION BASIC PURPOSES 

Category A 
Core Area (Consistent with 
UNESCO’s Biosphere 
Reserve ‘Core Areas’). 

·  Comprising areas of high conservation 
importance that must be protected from 
change. 

·  Only non-consumptive land-uses 
allowed. 

Category B 

Buffer Zone (Consistent with 
UNESCO’s Biosphere 
Reserve ‘Buffer Zone’ and 
‘Transition Zone 1’). 

·  Serving as a buffer between Category A 
Areas and Category C Areas. 

·  Sustainable small-scale development and 
non-consumptive land-uses allowed. 

Category C 
Agricultural areas (Consistent 
with UNESCO’s Biosphere 
Reserve ‘Transition Zone 2’). 

·  Constituting rural areas where extensive 
and intensive agriculture is practiced. 

·  Including forestry areas. 

Category D 

Urban-related areas 
(Consistent with UNESCO’s 
Biosphere Reserve ‘Transition 
Zone 3’). 

·  Representing a broad spectrum of nodal 
urban-related settlements and their 
associated services and infrastructure. 

Category E Industrial areas. 
·  Representing the industrial areas where 

the highest intensity of human activity 
occurs. 

Category F Surface infrastructure and 
buildings. 

·  Constituting all surface infrastructure and 
buildings not catered for in the above 
categories. 

·  Including roads, railway lines, power 
lines, communication structures, etc. 

 

                                                 
36For the scope and appointment of the service provider for the amendment of the Bergrivier 
SDF in 2008 see Disclaimer.  

The mentioned SPCs were implemented in the area of the Bergrivier Municipality 
except for the farms to the south of the Berg River.  These farms were at the time 
located in the Saldanha Bay municipal area and are still in limbo with regard to the 
demarcation of spatial planning categories.   
 
As part of the formulation of the Saldanha Bay Spatial Development Framework 
(2008) the provincial guidelines were improved and adapted for implementation 
within the Saldanha Bay municipal area.  
 
The farms to the south of the Berg River are a continuation of land with similar 
characteristics to those located in the Saldanha Bay municipal area that also function 
in economic and environmental (biodiversity) unison.   The application of the spatial 
planning categories developed as part of the Saldanha Bay Spatial Development 
Framework37, was considered and deemed appropriate for application subject to a 
few amendments.    
 
The following table indicates the different classifications and appropriate land-use.  

Table 13: Spatial Planning Categories: Land-use classification 
Land-use 
classification 

Land-use 

Conservation 1 
·  Statutory conservation areas. 

·  State-owned parts of Mountain Catchment Areas, which provide 

valuable ecosystem services. 
 

Conservation II 
·  Areas categorised as a Critical Biodiversity Area (both terrestrial 

and aquatic). 

·  Land within Mountain Catchment Areas in private ownership 

which provides important ecosystem services. 

·  Mountainous areas or areas on steep slopes unsuitable for 

development, and having high landscape, visual and / or heritage 

value, and / or providing an important ecosystem service (eg 

coastal protection or buffer, etc). 

·  Natural areas of high connectivity value with protected, Critically 

Endangered or Endangered areas outside the municipal area. 

                                                 
37 Draft Saldanha Bay Spatial Development Framework, 2008 



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

40 

·  Floodplains, wetlands, river corridors and riparian areas within 

these categories. 
 

Conservation-
Agriculture Buffer ·  Untransformed areas that are not categorised as a Critical 

Biodiversity Area. 

·  Natural areas within the municipal boundary in close proximity to 

Conservation 1 or Conservation II SPCs, which provide a 

buffering role to those SPCs. 

·  Tracts of habitat within the municipal boundary which play a 

critical role in maintaining connectivity between fragments of 

threatened habitat. 

·  Natural areas or partly transformed areas outside of core 

agriculture, urban or conservation SPCs, which link up with 

natural areas beyond the municipal boundary. 

·  Formally demarcated ‘buffer’ areas of Biosphere Reserves. 

·  Floodplains, wetlands, river corridors and riparian areas within this 

SPC. 
 

Core Agriculture 
·  Largely transformed areas. 

·  Un-transformed areas categorised either as Critically Endangered 

or Endangered ecosystems, or ecosystems which are not currently 

under threat. 

·  Floodplains, wetlands and riparian areas within this SPC. 
 

Agricultural and 
Eco-tourism 
Amenities  

·  Farmstead and associated buildings. 

·  Tourism related buildings and infrastructure  
 

Core Urban Area 
·  Urban Areas. 
 

 
 
 

See Chapter 13 and Annexure 6 for the detailed description of the spatial 
planning categories. 
 
The land—use classification and land use as indicated in Table 13 and described in 
Annexure 6, is only applicable to the properties within the municipal area south of 
the Berg River.  The policy guidelines as stated in Chapter 5 of the SDF 2002 are 
applicable to all properties within the municipal area, excluding those south of the 
Berg River if in conflict with the SPCs as described in Annexure 6.      
  
4.2 Land-use Development Guidelines 
 
The proposals of the Spatial Development Framework (2002) evolved around the 
continuation of “sterile” urban areas.  The new planning paradigm of densification 
and mixed land-use areas deviates from such an interpretation.  This SDF review 
however, does not include updated land-use development guidelines as the scope of 
this spatial intervention was guided by the planning brief that influenced the level of 
planning, detail considered and output.  It is therefore essential that neighbourhood 
planning still be completed where local needs and perception can influence planning 
policy.  
 
The spatial development proposals of the SDF 2002 applicable to the rural areas 
(outside the proposed rigid and soft urban edges) and the neighbourhood areas 
(inside the proposed rigid and soft urban edges) have been included in the BSDF 
2008 as Annexure 7.  These proposals are still applicable to guide urban and rural 
development.       
 
The following spatial development proposals38 are brought forward as still 
applicable to serve as spatial policy within the municipal area, namely: 
 

····  Policy guidelines for non-urban areas (Chapter 5), but for: 
····  Section 5.1.2 (third bullet): evaluate development proposals 

according to the set of criteria used in the delineation of the 
urban edge when considering the guideline of more compact 
nodal developments than linear developments along river and 
coast;  

····  Section 5.1.3 (b): evaluate applications favourably that promote 
the “triple bottom line” principle and contribute to the 
betterment of the urban fabric;   

                                                 
38 Bergrivier Ruimtelike Ontwikkleingsraamwerk, Volume 2, Beleidsriglyne en voorstelle, 
Julie 2002; 
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····  Pertaining  
····  Policy guidelines and proposals for neighbourhood areas (Chapter 6), 

but for: 
····  Reconsider the guidelines proposed in Chapter 6 of the SDF 

2002 as follows:  
�  Implement a more considerate approach to urban 

development; i.e.   
�  Consider economic development as a core planning 

concept under Section 6.1; 
�  Urban sprawl: see Section 6.1 of this BSDF; 
�  Densification:  see Section 7.10 of this BSDF; 
�  Linear development: also see Section 6.2 of this 

BSDF;  
�  Green belts: land to remain as a green belt except for a 

higher functional performance as a strategic infill area: 
see Section 11.1 of this BSDF; 

�  Low-density residential areas: consider “new” 
development proposals (including subdivision, 
consent use) according to the densification guidelines 
in Section 7.10; apply the “developer pays principle”; 
allow for “fractional inventory” of vacant erven;     

�  Land for low-cost housing: should be provided 
according to the guidelines in Section 7.2 and the 
Bergrivier Municipality Housing Master Plan, May 
2008;  

····  Policy guidelines for neighbourhood areas (Chapter 7) except for the 
following that needs further interrogation at neighbourhood level and in 
accordance with BSDF spatial proposals e.g. the delineated urban edge 
and infill development on strategic vacant land: 

Piketberg 
····  Control the occurrence of non-residential and non-conforming land-uses in 

residential areas; 
····  Promote the integration of the town to limit urban development along the 

northern corridor; 
····  The use of a portion of the active open space in the north-eastern section 

of the low-cost housing area for additional houses; 
····  Extension of the Caravan Park; 

Porterville 
····  Purchase of land to the west of the Monte Bertha (also see Section 11.2/ 

Figure 14/ Farm 13207) – also see delineated soft urban edge; 
····  Proposed area to accommodate a possible demand for industrial land;  

Velddrif 
····  The provision of an urban edge to restrict linear development; 
····  The restriction on any urban development eastwards; 
····  Limited infill of the public open space in Jacaranda Street;  

Redelinghuys 
····  Limit any further extensions for residential development; 

Aurora 
····  Limit any further extensions for residential development;   

Dwarskersbos 
····  Limit any further extensions for residential development; 

 
The following general proposals are noted:  

····  Residential holdings/ Economic farming units – it is foreseen that still 
there would be no demand for this gradual transition area or urban need; 

····  Access to the sea is crucial as social and economic imperative.   
 
····  Other General Guidelines (Chapter 8)  
····  and Mechanisms to evaluate applications (Chapter 9). 
 
The spatial development guidelines as described in Annexure 6 will apply 
within the Bergrivier municipal area, except if discussed or referred to in this 
Chapter.  
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D. INFORMANTS AND ANALYSIS 
 

Chapter 5: Urban Hierarchy 
 
The study, Growth Potential of Towns in the West Coast39, considered all the towns in the 
West Coast District and created an investment hierarchy as depicted by the following table. 
 

Table 14: Hierarchy of towns in the West Coast District 

Town Pop Qual. 
Growth 

Quant. 
Develop 

Human 
Needs 

Investment Priority  

Aurora 342 Very low Low Low Minor Social 

Dwarskersbos 335 Low Low Very low Minor Infra-structure 

Eendekuil 841 Very low Low Medium Major Social 

Goedverwacht 1407 Very low Low Medium Major Social 

Piketberg 9271 Medium Medium Low Major Infra-structure 

Porterville 5867 Low Medium Low Major Infra-structure 

Redelinghuys 593 Very low Medium Medium Major Social 

Velddrif 7327 High Medium Low Major Infra-structure 

 
In addition to the investment hierarchy the classification of the Urbanization 
Strategy, 200240 of the towns into three categories using the population figure as the 
primary indicator is useful to observe. 
 

Table 15: Urban hierarchy41 (extract) 
TOWNS Population 

1st ORDER 
VREDENBURG 8016 

SALDANHA 7363 
2nd ORDER 

                                                 
39 Growth potential of towns in the West Coast, March 2006 
40 West Coast District Urbanization Strategy, 2002 
41 West Coast Urbanization Strategy, 2002. 
 

PIKETBERG 5370 
VELDDRIF 4560 

PORTERVILLE 3362 
3rd ORDER (Alphabetically) 

AURORA 674 
DWARSKERSBOS 665 

EENDEKUIL 675 
REDELINGHUYS 672 

 
See Chapter 3 (Section 3.2) for the current population statistics of each town. 
 
As the hierarchy of towns shows the relationship among urban areas these linkages 
extend upwards, towards a higher-order town, and downwards, towards a lower-
order town (see Map 15).    
 
Map 15: Illustration of the relationship between the urban settlements  

�
 

Velddrif 

Dwarskersbos Aurora  

Redelinghuys 

Eendekuil 

Porterville 

Piketberg 

Map 15 
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Chapter 6: Urban Structural Components  
 

6.1 Urban Growth/ Urban Sprawl/ Urban Development 
 
Growth can be defined as the quantitative enlargement of something and 
development as the qualitative improvement of something.  Growth is also not 
balanced but disproportionately concentrated at certain points.  If now applied in the 
urban context and associated with the delineation of an urban edge, growth can be 
considered to be the absorption of specific land for urban utilities through the 
advancement of the built environment beyond the present confines of the perceived 
outer limits of the build-up area.  Urban sprawl is a similar phenomenon to growth 
but deemed to be a happening that is “too fast too soon too boundless”.  Urban 
sprawl is defined by the Canadian Urban Institute42 to refer “to new development 
consuming land at a faster rate than the rate the population is growing”.  Numerous 
other definitions have seen the light with the common theme that of sprawl being 
representative of an “undesirable” land–use pattern that manifests in various formats 
with distinct consequences.   
 
The element of urban growth is normally associated with a process within a 
controlled environment that fosters quality urban areas as a consequence of natural 
demand.  Urban growth is caused by natural population growth, change in socio-
economic conditions, decentralised development, financial needs of municipalities43, 
all linked to the improvement of transport.   Issues such as an increase in housing 
demand, advances in communication and information technology and personal 
housing preference also combine to make outward expansion of cities and towns 
seemingly inevitable.  The urban growth “shapers” as identified by the PSDF44 such 
as “out of town” shopping centres, major roads and bulk infrastructure are not the 
real reasons for the urban form of the Bergrivier towns but rather natural features 
such as rivers, the coastline and the mountain.  The mentioned “shapers” can be 
classified as of secondary nature to the predominant natural subject as the growth 
“causal” factors of the growth dimensions in the municipal area.     
 
The PSDF45 suggests that urban growth needs to be halted “in order to effectively 
redirect the continuing development dynamic of urban sprawl that perpetuates the 
apartheid layout”.   The study furthermore states that the growth focus must become 

                                                 
42 Urban Sprawl Cost Us All, p 8 
43 Urban Edge Guidelines, Dec 2005 
44 Provincial Spatial Development Framework (PSDF – November 2005) 
45 Provincial Spatial Development Framework (PSDF – November 2005)  

inward to result “in the reappraisal of development opportunities in vacant 
brownfield or underdeveloped land within the urban edge”.   
 
Urban sprawl has a parasitical effect of land consumption far exceeding the accepted 
land take-up rate.  The common descriptive indication given to sprawl is the 
“hollowed-out” doughnut effect46 (also see PSDF, 7.3.11).  Urban sprawl is not 
limited to housing but also represents the broad building environment that includes 
inter alia industrial development. The biggest penalties of sprawl to urban dwellers 
are the loss of agricultural land, the loss of a sense of place and longer commuter 
distances.  The scale of sprawl and subsequent effect obviously varies from city to 
city and town to town.   
 
The consequence of urban sprawl is mostly negative to urban function but in 
comparison to the urban context one must differentiate in the scale (or intensity) to 
assess the impact at the level of smaller settlements.  
 

Table 16 
Effects/ Indicators of sprawl47 

Loss of open space 
Increased cost of infrastructure 

Loss of rural character 
Loss of farms and forestland 
Loss of community character 

Air pollution 
Water pollution 

Increased time in traffic/ increased vehicle miles travelled 
Increased energy consumption 

Loss of urban population to non-urban areas 
Urban decay 

Increases in housing starts and building permits 
Housing location trends in once rural areas 

  
The indicators of sprawl are present in the Bergrivier towns but extremely restricted in 
impact and range.  The most relevant indicators are only the increased cost of 
infrastructure, loss of agricultural land albeit not high potential land and increase in 
housing starts and building permits.   
 

                                                 
46 Urban Sprawl Cost Us All, p 9 
47 The Population Dynamics behind Suburban Sprawl, p 9 
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The causal factors of sprawl (urban/push factors; rural/pull factors) are also not that 
apparent in the Bergrivier municipal area with sprawl caused mainly by “insensitive” 
land-use consumption as a result of old planning policy.  This was most evident in the 
apartheid settlement layout where low income housing was placed separate of other 
complementary and / or associated urban land-use categories and consequently engulfed 
large tracks of land and sterilized that in-between.  Almost the only other indicator of 
sprawl in Velddrif is the occurrence of residential development shaped along the 
northern banks of the Bergrivier that resembles a linear development in order to 
optimize the uninterrupted vista of the natural feature.  
 
These two mentioned urban phenomenon do have specific but mostly dissimilar 
physical and operational features that characterise their occurrence such as number 
and size of nodes, length of development corridors, plot size, densities, travel 
distances, cost-effectiveness of infrastructure, cost-effective municipal services, 
public transit, etc.   
 
This BSDF uses the amount of waste generated as an indicator for urban growth 
given the large residential component.    
 
Table 17: Interim Municipal Solid Waste Disposal Plan, Entech, 2001 

Town Population Service points Waste (ton/ 
week) 

Waste (kg/ 
pd) 

Velddrif 7600 3410 93,1 1,75 
Piketberg 7000 2000 44,1 0,90 
Porterville 4200 1292 26,5 0,90 

Redelinghuys 350 70 1,5 0,60 
Aurora 327 150 2,1 0,90 

Goedverwacht 1980 484 8,3 0,60 
PPC De Hoek 480 131 3 0,90 

Wittewater 721 144 4,5 0,90 
Voorberg 

Prison 
2040 108 10 0,70 

TOTAL   192,1  
 
The Integrated Waste Management Plan for the Bergrivier Municipality48 calculated 
the waste tonnage generated within the municipal area to be 27 tons per day of 
which 14 tons is generated in the towns of Velddrif and Dwarskersbos and the rest, 
13 tons, in the remaining towns.  Compared to the 2001 figures it actually indicates 

                                                 
48 Personal comment by Jan Palm, April 2008 

a slight decrease of 3 tons of waste generated per week.  It is interesting to note that 
as a percentage of the total waste generated, the amount for Velddrif increased from 
48, 4% (2001) to 51, 8% in 2008.   
 
Industrial growth in Piketberg since 1984 is restricted to a slow take-up rate of 
industrial land.  A study49 that was completed in 1984 actually anticipated a high 
demand for industrial erven and consequently earmarked a significant amount of 
land to the east of the N7 national road for this purpose.  Compared to the present-
day industrial developed area the study over-estimated the demand with surplus 
capacity still available to accommodate expansion. 
  
The historic urban growth “rate” for the major town s in terms of area 
consumed, can thus be classified as slow with the residential land-use category 
the dominant and only urban function that would demand consideration (at 
least within the time-frame of this planning exercise). 
 
The real economic growth percentage per annum of the different towns is discussed 
in Chapter 3.  
 
6.2 Urban Corridors/ Urban Nodes 
 
A corridor amasses to some movement or other and the size and length determine 
the effect thereof. The most common component that creates a corridor is a road 
which serves as a funnel for urban activities dependent on access and movement.  
The alignment of the road corridor can be manipulated by natural elements that 
include a river course, coastline and steep terrain.  The natural features that 
dominate the landscape along with the historic function of the town have 
consequently determined the spatial structure of particularly Velddrif rather than the 
land-use associations.  The shape of the subsequent “urban” corridors relates to 
linear development along natural features.  These “urban” corridors, except for the 
main road through Porterville are characterised by flanking residential land-use that 
completes the land-use association.  The urban nodes and corridors in the respective 
towns cannot be defined as growth “shapers” but act as merely supplements to urban 
land-use.  Velddrif / Laaiplek with its multi-nuclei model do have two business 
nodes and an industrial node with neither of these nodes well defined.  This would 
detract from the notion to manipulate densification in and around any node.       
 

                                                 
49 “Raamwerkplan Piketberg Industria, Crous Steyn en Medewerkers, 1984 
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Piketberg is the town with the most compact urban configuration and the best 
defined urban business node.  The urban structure resembles a centrifugal shape 
outwards from the business centre.   
 
The N7 national road that bisects Piketberg town does not function as a corridor 
although it provides a well-defined development node with the eastern two 
quadrants serving as industrial areas.  The possible upgrading of this intersection is 
being considered by the South African Roads Agency Limited with the proposals 
under consideration depicted on the following two layouts50. 
 

 
 

 

                                                 
50 Layouts provided by ITS Engineers (Pty) Ltd. 

The following map is a graphic illustration of a possible re-alignment of the R27 
main road that originates from the early 1980s51.     
 

 
 
6.3 Urban Precincts 
 
Urban areas consist of geographical precincts also commonly referred to as 
neighbourhoods especially for those areas where the dominant use is residential.   
Each precinct has an urban function associated with social, environmental and 
economic elements that are absorbed and expressed in composition and manifest in 
amongst other land-use, amenities, landscape, values, behaviour and leadership.  
Each precinct does have perceived boundaries that accentuate their function and 
illustrate linkages between other and mostly adjoining precincts.  The South African 
neighbourhood brought about partially by apartheid spatial planning is furthermore 
characterised by a composition that illustrates inequality between race and “class” 
and a locality that accommodates barriers to integration and optimization.  Minister 

                                                 
51 Personal comment: Mr. L Starke, District Roads Engineer, June 2008. 
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Essop52 highlighted “that urban edges are required to redress this legacy, to manage, 
direct and phase urban growth pro-actively”.   
 
The urban neighbourhood also instils a sense of place and belonging for the 
inhabitants that are infectious towards opinion, participation and action.  The reality 
of present-day neighbourhoods in South Africa is a prolonged trend of non-
amalgamation between different races that will perpetuate reluctance to social 
equality and acceptance (i.e. nation building).    The barriers as mentioned take on 
physical dimensions in that they are stretches of land, railway lines, rivers but also 
non-physical dimensions such as preference and affordability.  
 
The composition of all neighbourhoods must be restored/ upgraded into quality 
living environments.  The immediate physical alteration to present-day layout is the 
consideration of mixed-use areas to come about through infill development.   
 
The towns in the Bergrivier municipal area can be classified as having separate 
neighbourhoods (residential areas) but does not portray the extremes that normally 
symbolize the notorious apartheid urban layout as found in some other towns within 
the Western Cape.  The main reason can be that none of the 7 towns have an area 
that can be described as the previously known “black township”.   Of all the towns 
in the Bergrivier municipal area it is in Velddrif that the apartheid urban layout is 
best defined.  The positioning of certain land-use categories and distance between 
urban functional areas operate as buffer areas between the predominant low cost 
residential area and the more affluent urban areas.  The irony is that with 
compaction and integration of the urban structure in Velddrif the restructuring of the 
spatially defined situation would be best achieved compared to the other towns.    
 
6.4 Urban-Rural Interface 
 
The urban-rural interface is characterised by a “sudden” confrontation between 
urban and rural land-use.  The towns do not have buffer areas that manifest gradual 
transition.  These areas are also not associated with high intensive or obnoxious 
activities (land-use).  The outer shell of the towns is defined by land cover 
associated with either an area of ecological significance or agricultural land.  The 
functional quality of particularly the agricultural areas varies with consequential 
“protection” to be evaluated according to urban demand.  
 

                                                 
52 Provincial Urban Edge Guidelines; Provincial Government Western Cape; Department 
Environmental Affairs and Development Planning; December 2005, Foreword. 

 
 

CHAPTER 6 
CONCLUSION 

• Urban growth „shapers“ 
secondary to natural 
elements;  

• Overall urban growth rate 
slow;    

• Urban sprawl not ”present”; 
indicators of sprawl limited; 

• Nodes and corridors not well 
defined as urban concepts; 

• Neighbourhoods crucial as 
planning level; 

• Protection of adjacent land to 
urban areas not absolute; 

• Gradual transition from urban 
to rural not present; 

PROPOSALS 

• Urban growth evolves around 
residential demand; 

• Urban edge delineation not 
influenced by need to 
strengthen “urban” corridor s;  



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

47 

Chapter 7: Spatial Contextualization and Trends 
 
7.1 Spatial  

 
7.1.1 Urban Structure 
 
The morphological arrangements of the towns in the Bergrivier municipal area differ 
in that the urban structure (layout), land-use and other characteristics of the built 
environment are not the same and tend to resemble a mixture of the “sector model” 
and the “multiple nuclei model”.  This arrangement of the urban structure came about 
through a range of forces that include natural features and functional preferences at a 
specific time in the growth and development of each settlement respectively.   
 

Table 18: Indicating the initial forces for urban structure  

Town Dominant initial 
force Structural change of urban edge 

Piketberg Natural feature 
(mountain) 

Yes, N7 main road divided town into two 
segments; contributed to a proliferation of the 

divide between workplace and residence; continued 
outward extension of low-cost housing area; 

Porterville Function (central 
place) 

No, apart from continued outward extension of 
low-cost housing area; 

Velddrif/ 
Laaiplek 

Natural feature (river, 
sea) 

No, still dominant linear development pattern along 
river edge and coastline except for low-cost 

housing area; 

Dwarskersbos Natural feature (sea) No, but strengthening of existing linear 
development; 

Redelinghuys Natural feature 
(river) 

No, except for continued outward extension of 
low-cost housing area; 

Aurora Function (low-order 
central place) 

No, continued outward extension of low-cost 
housing area; 

Eendekuil Function (low-order 
central place) 

No, continued outward extension of low-cost 
housing area; 

 
 
The land-use configuration in each of the towns resembles a regular and predictable 
pattern in that the dominant use is residential with the secondary land-uses of 
business and industrial land.  The location of a particular land-use tends to 
synchronize with similar or complementary land-uses but is influenced by a 
multitude of factors (external and site-specific) i.e. spatial policy, transport routes, 
visibility, infrastructure, topography, size, drainage, etc.  The highest and best use of 
a portion of land should determine the eventual improvements on a land parcel and 

this can evolve over time from i.e. residential to business subject to the reasons for 
the preferred location as mentioned.       
 

Table 19: Reasons for preferred location 

Town/ land-
use 

Reason for 
preferred location 
(randomly chosen) 

Consequence 

Piketberg 
The realignment of 

the main road 
through the town 

·  Occupation rate decreased: Hotel in Church 
Street; 

·  New business venture: Winkelshoek 
development; 

Velddrif/ 
Laaiplek Golf course ·  Possible residential development 

Eendekuil  ·  Closure of Cheese factory 
 
Another of the factors that determine the preferred location for a land-use is the 
demand and supply for a particular market segment.  This is particularly noticeable 
in Velddrif with the Port Owen development and current development applications 
for high value and luxury housing developments.   
 
7.1.2 Land-use applications 
 
The following tables illustrate the trend with regard to land-use applications within 
the different towns in the municipal area since 1996 (Piketberg, Porterville, 
Velddrif, Laaiplek, Dwarskersbos, Eendekuil, Aurora, Redelinghuys and farms). 
 

Table 20 
Rezoning applications�

 Pi Po V La D E A R Farms Total 

1996 1 0 1 0 0 0 0 0 1 3 

1997 2 0 4 1 0 0 0 0 5 11 

1998 1 0 2 1 0 0 0 0 1 5 

1999 2 0 0 0 0 0 0 0 1 3 

2000 0 0 0 0 0 0 0 0 1 1 

2001 1 2 0 0 0 0 0 0 2 5 

2002 3 0 1 0 1 0 0 0 2 7 

2003 2 5 1 0 0 0 0 0 5 13 

2004 0 2 0 2 0 1 1 0 4 10 
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Table 20 (continued) 
Rezoning applications�

 Pi Po V La D E A R Farms Total 

2005 10 5 5 1 1 0 0 0 1 23 

2006 12 4 5 6 1 0 1 1 2 32 

2007 5 3 3 2 1 0 0 0 0 13 

 
Table 21 

Subdivision applications�
 Pi Po V L D E A R Farms Total 

1996 0 2 1 1 1 0 0 0 0 5 

1997 4 7 3 3 1 0 0 0 2 20 

1998 2 1 6 1 0 0 0 0 2 12 

1999 1 3 4 0 0 0 0 0 1 9 

2000 0 0 2 1 0 0 0 0 4 7 

2001 4 2 0 0 0 1 0 0 2 7 

2002 3 0 4 1 0 0 0 0 5 13 

2003 3 9 2 0 0 0 0 0 7 21 

2004 3 5 7 2 0 1 1 3 5 27 

2005 10 9 12 7 3 0 7 0 4 52 

2006 19 19 26 9 2 0 4 2 4 85 

2007 6 5 2 2 1 0 4 2 0 22 

 
Table 22 

Departure applications�

 Pi Po V L D E A R Farms Total 

1996 0 0 1 1 1 0 0 0 2 5 

1997 0 0 2 1 0 0 0 0 3 6 

1998 0 0 0 3 0 0 0 0 2 5 

1999 0 0 0 0 0 0 0 0 0 0 

2000 0 0 0 2 0 0 0 0 1 3 

2001 0 0 1 1 0 0 0 0 1 3 

Table 22 (continued) 
Departure applications�

 Pi Po V L D E A R Farms Total 

2002 0 2 1 0 0 0 0 0 1 4 

2003 1 2 2 2 1 0 0 0 1 9 

2004 1 8 0 3 0 0 0 0 4 16 

2005 9 4 4 3 1 0 0 0 6 27 

2006 7 7 4 0 2 0 0 0 1 21 

2007 2 2 2 0 0 0 0 0 0 6 

 
Table 23 

Consent use applications�
 Pi Po V L D E A R Farms Total 

1996 0 0 1 0 0 0 0 0 2 3 

1997 0 0 0 0 0 0 0 0 0 o 

1998 0 0 0 0 0 0 0 0 0 o 

1999 0 0 0 0 0 0 0 0 1 1 

2000 0 0 0 0 0 0 0 0 2 2 

2001 1 0 1 0 0 0 0 0 0 2 

2002 0 0 0 3 0 0 0 0 0 3 

2003 1 1 4 0 2 0 0 0 1 7 

2004 1 5 0 2 1 0 0 0 2 11 

2005 2 4 0 3 1 0 0 0 2 12 

2006 3 2 2 3 3 0 0 0 0 13 

2007 5 0 0 0 1 0 0 0 1 7 

 
There is an increase in the number of land-use applications noticeable since 2003 
and a severe decline for 2007, albeit from a relatively low base (these applications 
do not distinguish in the extent of each individual application).  As expected the 
three major towns of Piketberg, Porterville and Velddrif do represent the majority of 
the applications with the farms contributing a consistent fraction.    
 
The following tables indicate a summary of the current development proposals with 
regard to underdeveloped or undeveloped land in and around the urban areas.     
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Table 24: Land-use application: Velddrif / Dwarskersbos 

Erf no Proposed 
Density 

Current 
development 

potential 
(ha) 

Possible 
development 

potential 
(ha) 

ERVEN 

  Under consideration Single 
res. 

Group 
housing/ 

Townhouses 
VELDDRIF 

3606  - 69,1 ha - - 
578 

(approved) 12 du/ha 18.73 ha - 198 18 

276/ 471 
(approved) 9 du/ha 63.43 ha - 592 - 

2830/ 2831 
(approved) 23 du/ha 3.5 ha - 66 - 

535 (wait for 
ROD) 14 du/ha 10,97 ha - 116 36 

Portion 1 , 
Flamink 
Vlei, 54 

(application 
at PGWC) 

12.8 du/ha - 361,3 ha 607 - 

Golf Course 
Tender - - - - - 

Portion 2, 
farm Annex 
De Plaat, 

113 

1.2 du/ha 315,88 ha - 398 - 

ERF 544 - - - 30 30 
Low cost 
housing - Approx. 10 

ha - 150 - 

  422, 51 ha 430,4 ha 2007 84 
DWARSKERSBOS 

Farm 110 
(application 
with PGWC) 

11.2 du/ha 65.54 ha - 539 200 

149 
(approved) 9 du/ha 12,8 ha - 111 - 

  78.34 ha - 650 200 

Table 25: Land-use applications: Piketberg / Porterville 

Erf no 
Current 

development 
potential 

Possible 
development 

potential 
ERVEN 

 Under consideration Single 
res. 

Group housing/ 
Townhouses 

PORTERVILLE 
1475 (wait for 

ROD) 38,5 ha - 53 - 

2530 (wait for 
ROD) 11,9 ha - 107 90 

1347 (application 
with LA) 

,57 ha - - 18 

Erven 1321, 1398, 
1399, 1403, 1404, 

1405, 1408 (wait for 
ROD) 

11,24 ha - 65 - 

Low cost  housing - - - - 
 62,22 ha - 225 108 

PIKETBERG 
3479 (Wheatfields 

phase 2 – approved) 3 ha - 49 - 

erf 665 (approved) 1,8 ha - - 37 
2702 (wait for 

ROD) 11,95 ha - 113 - 

Mooiplaas 
(conceptual) - - 1200 - 

Low cost housing - - - - 

 16.75 ha - 162 
(+1200) 37 
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7.1.3 Land coverage  
 
The estimated coverage (hectare) of the dominant land-use categories in each of the 
towns as follows: 

Table 26: Coverage of land-use categories (as per land-use maps – not 
zoning maps) 

Town/ land-
use 

Total 
(ha) 

Residential 
(ha) 

Business 
(ha) 

Industrial 
(ha) Open Space (ha) 

     Active Passive 
Piketberg 

 
243.4 180.42 31.2 1.4553 15.66 14.65 

 351 74.12% 12.8% - 6.4% 6% 
Porterville 

 
257.7 197.8 12.5 10.5 7 29.9 

 277 71.4% 4.5% 3.7% 2.5% 10.7% 
Velddrif/ 
Laaiplek 

 
543.2 355.3 21.6 43.2 59.3 63.8 

 690 51.4% 3.1% 6.2% 8.5% 9.2% 
Dwarskersbos 

  51.296899 0.732328 0 0 22.31714 

 116 43.9% 0.6% 0 0 18.9% 
Redelinghuys 

 
 30.011395 2.109812 1.227051 2.7065 2.262367 

 67 44.7% 2.9% 1.4% 2.9% 2.9% 
Aurora 

 
 41.646056 0.719706 0.528606 5.3283 1.5445 

 71 57.7% 0.9% 0.7% 7% 1.4% 
Eendekuil 

  19.439226 3.047233 8.078883 5.3993 12.93998 

 74 25.6% 4% 10.8% 6.7% 16.2% 
South 

African 
average54 

 49,7% 4,6% 6,3% 7,5% 

 
Measured against the national average the towns in the Bergrivier municipal area 
differ considerably.  This can certainly be ascribed to the excessive provision of 
open space in the respective towns.  Another factor in our calculations is the large 
tracts of land indicated on the land-use maps for authority use.     

                                                 
53 Only includes the area west of the N7 national road 
54“Die Stad en sy Omgewing”, Van der Merwe, 1987 

7.1.4 Open Space 
 
The towns in the Bergrivier municipal area are characterised by a multitude of open 
space in the form of private and public land.    
 
7.1.5 Vacant land 
 
The extent of vacant erven (all land-use categories) within the built edge and 
neighbourhood area is as follows: 

Table 27: Extent of vacant erven 

Town Total Area 
(built edge) 

Extent of vacant 
erven within 
built edge 

Extent of vacant erven 
within the neighbourhood 

area 
Velddrif/ 
Laaiplek/ 

Noordhoek 
690 ha 174 ha 325 ha 

Dwarskersbos 116 ha 26.4 ha 26.4 ha 

Piketberg 351 ha 28.3 ha 39.2 ha 

Porterville 277 ha 18.9 ha 18.9 ha 

Eendekuil 74 ha 8.7 ha 8.7 ha 

Redelinghuys 67 ha 20.7 ha 22.1 ha 

Aurora 71 ha 18 ha 20 ha 
 
The following two tables illustrate the amount of vacant residential erven within the 
built edge in each town: 

Table 28: Number of vacant and serviced erven as in 200155 

Town Serviced erven Vacant erven Percentage 
vacant erven 

Velddrif/ Laaiplek/ Port 
Owen/ Noordhoek 2836 1275 44.9% 

Dwarskersbos 253 73 28.8% 
Eendekuil - - - 
Porterville 1313  - 
Piketberg 1172  - 

Redelinghuys 71 erven for 
development  - 

Aurora - - - 

                                                 
55 Bergrivier Spatial Development Framework (2002) 
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The excessive number of vacant erven is due to the inception of the Port Owen 
development.  
 

Table 29: Number of vacant and serviced erven as in 2008 

Town Serviced erven 
(developed erven) Vacant erven Percentage 

vacant erven 
Velddrif/ Laaiplek/ 

Port Owen/ 
Noordhoek 

3546 1002 28.2% 

Dwarskersbos 59456/ 679 319 46.9% 
Eendekuil 358 35 9.7% 
Porterville 1570 54 3.4% 
Piketberg 2101 314 14.9% 

Redelinghuys 291 153 52.5% 
Aurora 286 97 33.9% 

 
Velddrif is the only town for which data representing a time-series is available.  The 
statistics indicate that there was a decrease in the number of vacant erven over a 
time period of seven years.  The percentage of residential erven that are vacant also 
decreased from 44.9% to 28.2%.   
 
The following table is a summary of all existing and potential residential erven that 
would be part of the short to medium term supply within the respective towns. 
 

Table 30: Supply of vacant residential erven 

Town 

Existing 
vacant 

residential 
erven – 

within the 
2002 urban 

edge 

Proposed 
vacant 

residential 
erven - 

within 200 
urban edge 

Number of 
vacant 

residential 
erven – 

within 2002 
urban edge 

Proposed 
vacant 

residential 
erven -

outside 2002 
urban edge 

Velddrif/ 
Laaiplek/ Port 

Owen/ 
Noordhoek 

1002 1236 2238 1005 

                                                 
56 Spatial Development Plan for the coastal area between Velddrif and Elands Bay, 2005 

Dwarskersbos 319 111 420 739 
Eendekuil 35 - 35 - 
Porterville 54 83 137 250 
Piketberg 314 86 400 1313 

Redelinghuys 153 - 153 - 
Aurora 97 - 97 - 

* These calculations only include the existing low cost housing project for Velddrif.  
 
The number of proposed vacant erven situated outside the built edge is subject to a 
prolonged period before it can become part of the available supply.  The evaluation 
of these applications is subject to the spatial guidelines proposed within this BSDF.   
 
Please note: as described in Section 3.3 (BSDF: Understanding and Principles) the 
following will apply: “Further detailed research and investigations at site-specific 
level must support any development (land-use) application in addition to the spatial 
proposals of the BSDF and adhere to relevant national and provincial legislation and 
policy”.   
 
 
 
 

 
 
 

CHAPTER 7:7.1 
CONCLUSION 

• Number of land-use 
applications in sync with 
economic growth and 
“decline”; 

• Supply from recent approvals 
to become available “after” 
upsurge in residential market; 

• Residential land cover above 
national average; 

• Large numbers of vacant 
erven available within built 
edge, albeit in lesser 
proportions;  

 

PROPOSALS 

• Protect existing urban 
profile; 

• Consider a “fractional 
inventory” for vacant 
erven; 

• Urban growth will manifest 
in residential demand and 
supply; 
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7.2 Housing 
 
It is argued that it is impossible to understand many aspects of urban dynamics 
without understanding housing supply, and that it is difficult to think sensibly about 
real estate in many contexts without understanding the urban equilibrium which 
determines the price and quantity of housing57. 
 
The study illustrates that there is a deep connection between urban change and 
housing stock and this is evident in the strong correlation between population levels 
and housing units. It is also stated that the housing supply can be a response to other 
factors that determine urban growth but that certain particular features of housing 
supply can change the pattern of economic growth.  An inelastic housing supply 
would impact positively on house prices in that the number of new houses does not 
increase significantly. It is stated that land-use policies are deemed to be more 
exogenous than reduced-form measures such as urban densities. The study further 
argues that density of housing units is one proxy for the elasticity of housing supply.    
 
For the purpose of this study the following house price categories were introduced, 
namely: 

o Affordable: R 0 – R 300 000 
o Mid value: R300 001 – R 800 000 
o High value: R 800 001 – R 1 500 000 
o Luxury: R1 500 001 > 

 
The implementation of the econometric model (see annexure 10) to forecast future 
housing demand in the Central Places produced less than satisfactory results due to 
the absence of statistically robust relationships between housing demand and 
economic variables.  But, the model did produce credible projections of housing 
demand for the coastal towns.   
 
 
 
 
 
 
 
 

                                                 
57 NBER Working Paper Series, Urban Growth and Housing Supply, Working Paper 11097, 
January 2005. 

CENTRAL PLACES 
 
Despite the fact that the SA economy has been in an upswing phase since 1999, 
which concurrently resulted in a booming house market, housing demand in the 
Central Places remained in the doldrums.   
 
As a result of this anomaly, the inverse relationship between economic 
expansion/house price growth and “demand” for housing in the central places, our 
best estimate of “demand” in the next five years (2008-2012) is based on the 
experience of the recent past. This is done by simply taking the average of the 
square meterage or units completed over the last five years as our forecast of new 
‘demand’. As the accompanying table shows, we forecast new ‘demand’ of 
roughly 6 000m² p.a or 90 units p.a. over the 2008-2012 period.   
 

Table 31 
Forecast of new demand 

Central Places 
Square meterage and units of housing completed 

Average (2003-2007) 
 Square meterage Units 

Central Places 6.097 90 

Source of data: Stats SA 

 
Figure 7 shows the 2006 distribution of full-title transactions in the central 
places across the four price classes. 
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Figure 7: Percentage breakdown of full-title transfers – Central Places 

 

COASTAL TOWNS 
 
The econometric modeling completed for the coastal towns depicts a steady rise in 
demand over the next five years.  
 

Figure 8 shows that over the next few years, there would be an average demand for 
roughly 21.184m2 of housing per year. Furthermore, our analysis of the 2007 
valuations roll indicated that 46% of the rate payers’ addresses were in the coastal 
towns while the rest (54%) were residing outside of these towns.  Therefore, we 
adjusted our forecast of 21.184m2 upwards by an “external demand factor” of 1,16 to 
24.279m2.  This still excludes any migration impact that might occur within the 
affordable house price category.  
 
To determine the forecast for the number of housing units, the 24.279m2 was divided 
by the average size of units completed in the coastal towns. Over the period 1989 to 
2007, the average size of a housing unit completed in the Coastal Towns was 141m2. 
Therefore, we forecast the demand is approximately 174 housing units per 
annum over the next few years.  
 
Figure 9 shows the 2006 distribution of full-title transactions in the Coastal 
Towns across four price classes. 
 
Figure 9: Percentage breakdown of full-title transfers - Coastal Towns 
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These calculations exclude the demand for low-cost housing as depicted on 
municipal waiting lists.  According to the statistics provided by the municipality 
(discussion with Jaco Breunissen, 10 April 2008) the demand for low-cost housing is 
as follows: 
 

····  Velddrif : 350 
····  Piketberg: 1 400 
····  Porterville: 800  
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The Draft Bergrivier Housing Master Plan58 indicates that the October 2007 demand 
for low-cost housing as portrayed by the waiting-lists was as follows: 
Aurora   : 56; 
Eendekuil  : 70;    
Piketberg  : 1162; 
Porterville : 613; 
Velddrif  : 338; and  
Redelinghuys : 102. 
 
The Draft Bergrivier Housing Master Plan determines a 2.6% growth rate in the 
demand for low-cost housing until 2017.  The consequential increase in demand 
within the planning timeframe of the BSDF (until 2013) would then be as follows: 
Aurora   : 65; 
Eendekuil  : 82;    
Piketberg  : 1355; 
Porterville : 715; 
Velddrif  : 394; and  
Redelinghuys : 119. 
 
This implies an annual demand for 546 houses until 2013.  The crucial issue to be 
considered by the Municipality is focussed delivery of houses within policy 
guidelines as proposed.    
 
According to the Draft Bergrivier Housing Master Plan the Municipality is 
considering the following housing projects: 

····  Piketberg:  
o Provision of “GAP” hosuing (80 erven already subdivided); 
o Project I: 405 units at a cost of R 35.127.785,00  

�  Divided into phase 1 = 81 units and Phase 2 = 324 
units. 

o Project II: 995 units at a cost of R104.095.086,00.  
····  Velddrif: 

o 150 low-cost houses west of Noordhoek (up to the boundary 
with erf 3606); 

o 100 “GAP” houses (proposed to be provided on erf 1283); and 
o Phase 1: 350 houses (proposed to be provided on erf 1283).  

····  Porterville: 

                                                 
58 Draft Bergrivier Housing Master Plan, May 2008 

o The current proposal is to provide future low-cost housing on 
land to the west of Monte Bertha as earmarked in the previous 
BSDF (BSDF.2002); 

�  “GAP” housing: 100 units   
o Phase 1: 350 units; 
o Phase 2: 450 units.  

 
The Municipality has received the following financial contributions towards the 
provision of housing, namely: 

····  Provincial Government: R1.6 million (2008/2009); and 
····  National Government: R 4.6 million (2008/2009). 

 
The provision of low-cost housing to the north of the existing built edge in 
Piketberg, should be within the delineated rigid urban edge.  Any urban 
development proposal for strategic vacant land (see Chapter 11, Section 11.5) or 
areas associated with the soft urban edge must prioritise the provision of low cost 
housing in the context of the local need and available resources.  A similar situation 
exists in Porterville with low cost housing to be provided on land associated with the 
delineated soft urban edge to the west of Monte Bertha.  Any urban development 
proposal for strategic vacant land (see Chapter 11, Section 11.5) or areas associated 
with the soft urban edge must prioritise the provision of low cost housing in the 
context of the local need and available resources.  The future provision of low-cost 
housing in Velddrif should either be in the south-western corner of erf 1283 or on 
strategic vacant land as identified (see Chapter 11, Section 11.5).    
 
Please note that this BSDF (see disclaimer) did not consider the zoning of any of 
the properties concerned.   
 



   

BSDF: Bergrivier Spatial Development Framework, 2008 
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7.3 Ownership 
 
The delineation of urban edges and determination of densities are complicated by 
the ownership of land within the various urban areas.  A free market system of 
demand and supply prevails and is mainly driven by economic imperatives.  This 
situation is common to all urban areas but varies in scale.  The biggest impact of 
demand and supply on urban function and structure is prevalent in Velddrif.       
 
Municipal commonage is deemed an easy solution to the availability of land for the 
provision of low-cost housing.  The Municipality own large tracks of land as 
commonage59, namely in Aurora (80 ha), Piketberg (500 ha), Porterville (315 ha) 
and Velddrif (52 ha).  
 
The commonage in Aurora would not impact on the provision of low-cost housing 
until 2013 as the Municipality should prioritize the provision of houses in the three 
major towns.  The commonage in Redelinghuys should be protected as conservation 
areas (also see Section 11.3).  The commonage in Porterville (erf 1002) is not 
considered for any development proposal until 2013.   
 
 

                                                 
59 Draft Bergrivier Housing Master Plan, May 2008 
 

7.4 Services infrastructure 
 
The provision of municipal services and related infrastructure by the Municipality 
portray efficiency within a relatively resource-poor environment.  The infrastructure 
is however, as is the case in most municipalities in the country, under pressure.  
Reasons for this include lack of funds and institutional capacity.  The maintenance 
and upgrade of existing infrastructure (and construction of additional infrastructure) 
is mostly subsidized through a financial contribution from “new” developments.   
The Department of Technical Services implements an “investor pay” approach 
towards the evaluation of land-use applications.  This allows for positive 
consideration by the officials of any application subject to the investor subsidizing 
all related costs to external and internal infrastructure requirements.  In the process 
the existing infrastructure is upgraded which more often than not creates excess 
capacity.  
 
Any subdivision is made subject to a once-off payment by the owner or developer of 
R7600.00/erf as well as a payment to link up to the existing infrastructure.  The rates 
and taxes obtained from higher valued erven provide the municipality with much 
needed funds used for the provision of municipal services.   
 
The Municipality has “set a clear development path for the Bergrivier Municipality 
through the focus on the “maintenance and upgrade of critical infrastructure over the 
next three years”60.The IDP indicates that an amount of R 41,749,000.00 “of own 
reserves” is to be invested to achieve before mentioned.   
 
The following summary indicates the proportion of the municipal capital budget 
(08/09) of R 67,418,000.00 allocated to the different municipal infrastructure 
services: 
Electricity: 9.5% 
Water: 6.3% 
Roads: 5.4% 
Solid Waste Disposal: 14.4% 
Sewerage: 4.6% 
 
Available water sources although diverse, are approaching the limits of their supply.  
The bulk water supply to the Velddrif/ Dwarskersbos area is provided by the West 
Coast District Municipality with the local municipality responsible for distributing 
the water. The Department of Water Affairs and Forestry provides for a combined 2-
3% growth in water demand per annum per municipality. They have in recent days 

                                                 
60 Draft Bergrivier IDP 2008/2009, May 2008 

CHAPTER 7:7.2 
 
CONCLUSION 

• Elasticity of housing 
market also determines 
urban growth; 

• Continued growth in 
residential demand 
anticipated; 

• Demand for low cost 
housing (backlog) 
significant; 

 

PROPOSALS 

• Consider residential 
component of urban 
function and structure as 
significant; 

• Include the observable 
fact of external demand 
for housing; 

• Reconsider current 
development proposals 
for the provision of low-
cost housing 
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started to exercise more control on municipalities with regard to consumption in 
order to instill a move towards the identification of alternative solutions to the 
source of water. These studies have been also initiated by the Water Service 
Provider Authority (WCDM). It is advocated that water supply will become cheaper 
with decentralized solutions such as desalination. The source of the water supply to 
the Velddrif/ Dwarskersbos area constitutes the Voëlvlei Dam, Misverstand and 
Langebaan Aquifer. This allocation amounts to a total of 11% of the total supply to 
the Saldanha/ Vredenburg area. 
 
All other towns are self-reliant in the sourcing, purification and distribution of water.  
 
The towns in the Bergrivier municipal area have been using local sites for the 
disposal of waste.  None of these sites were operational within the regulations of 
DWAF.  This situation demanded a new approach to solid waste disposal with solid 
waste transported from transfer station to “regional” sites.  Consequently, no solid 
waste infrastructure, apart from transfer stations, is required since all waste is 
collected and transferred to either Highlands (Malmesbury) or Vredenburg. Two 
routes of solid waste collection exist: the first route collects solid waste from Aurora 
and Velddrif and it is deposited at Vredenburg and the second route collects the 
solid waste from Redelinghuys, Porterville and Piketberg that is transported to 
Malmesbury. 
 
Road maintenance is a continuous task of the Municipality and occurs within a 
framework of efficiency.   The N7 national road is under the jurisdiction of the 
South African Roads Agency Limited with the upgrading of the intersection at 
Piketberg being considered.  The R27 is managed by the District Roads Engineer 
and runs through Velddrif and Dwarskersbos.  The urban road networks are deemed 
sufficient to accommodate expected future urban growth within a five year planning 
timeframe.        
 
 
 
 
 
 
 
 
 
 
 
 

 

COASTAL TOWNS 
 
Velddrif Engineering Services 
 
There is a high density development for 500 erven in the northern part of the town 
(see table 24) that is not included in the Water Master Plan. The first phases of the 
development of 150 low-cost housing units are already in process.  
 
Water: 
The provision of water is currently sufficient for the town. Works on the Velddrif 
bulk water supply is 30% complete61. 
 
Storm Water: 
No problems experienced with storm water within the town. The clay soil causes 
complication for developments within the Noordhoek area. 
 
Solid Waste: 
The current solid waste disposal site will be rehabilitated and is the subject of a 
concluded swop agreement between the Municipality and a developer.  Solid waste 
is to be transported to Vredenburg.  Transfer stations are being constructed.  
 
Sewage: 
A waste-water treatment works is located on erf 1095. The second phase of the 
development of low cost housing will include alterations to the waste water 
treatment works.  A technical report on the possible upgrade of the plant is 
complete62. 
 
Port Owen, Noordhoek and the “new” areas all have waterborne systems with the 
rest of the town still serviced by septic tank systems. The “old” Velddrif area 
functions with a septic tank system that is to be upgraded to a waterborne system.  
This upgrading is subject to further development opportunities to the east. 
Densification by the subdivision of erven is allowed but limited to all cadastral units 
not being smaller than 500m2.  The desirability also depends on the capacity of the 
existing infrastructure. The pump station at the Noordhoek plant would be upgraded 
as contractors have been appointed. 

                                                 
61 Draft Bergrivier IDP 2008/2009, May 2008 
62 Draft Bergrivier IDP 2008/2009, May 2008 
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Electricity: 
The provision of electricity is to be doubled and such a process has already 
commenced. The tender process for the electricity contractors (for low cost housing 
project) has been concluded.    
 
Roads: 
All roads are in reasonable condition.  Sufficient capacity exists to accommodate 
expected future urban growth. 
 
Dwarskersbos Engineering Services 
 
See table 24 for the extent of the proposed development opportunities in the town. 
 
Water: 
The WCDM provides bulk water that is stored in two reservoirs of which the 
existing surplus capacity could allow for an additional 40 erven. The consistent 
supply of water is complicated because of seasonal high demand.  We estimate that 
the population increases tenfold during peak season.   
 
The existing reservoirs store more water than normal usage with the consequence 
that water becomes saline and needs to be retreated.  It is estimated that development 
on the eastern side of the main road will require more storage capacity. 
 
Storm Water: 
No problems are experienced with storm water within the town.  
 
Solid Waste: 
The solid waste services are sufficient. Solid waste is transported to Vredenburg.  
 
Sewage: 
Although the sewage system is a septic tank system it is deemed sufficient. 
 
Electricity: 
The supply of electricity to the town is adequate. 
 
Roads: 
A road maintenance plan is in place. 
 
 
 

CENTRAL PLACES 
 
Piketberg Engineering Services 
 
See table 25 for the extent of the proposed development opportunities in the town. 
 
Water: 
Piketberg has a sufficient water supply although the water source is under a little bit 
of pressure. The Water Treatment Works are running at a capacity of 75%. The 
industrial area is also provided with purified water.  The upgrade of the water works 
and purification plant is to be considered in the IDP 2008/200963. 
 
Storm Water: 
The capacity of the storm water system is a concern.  An upgraded storm water 
system is planned for the whole of Piketberg. A proposed development on the slopes 
of the Piketberg mountain (awaiting an ROD) is being considered subject to strict 
measures with regard to storm water management. 
 
Solid Waste: 
The solid waste services are sufficient. Solid waste is transported to Malmesbury.  
 
Sewage: 
The waste-water Treatment Works are under huge pressure and plans are in place to 
build a new WWTW. This upgrade will be phased over a three year period. 
Developers of future housing projects will be required to link onto this planned 
upgrade with regard to financial contributions and phasing of development. The 
Municipal Infrastructure Grant (08/09) will provide the funds for a sewage system 
for the 400 erven for low-cost housing. 
 
Electricity: 
The town has sufficient provision of electricity. 
 
Roads: 
The roads upgrade and maintenance are up to date. 
 
Porterville Engineering Services 
 

                                                 
63 Draft Bergrivier IDP 2008/2009, May 2008 
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See table 25 for the extent of the proposed development opportunities in the town. 
 
Water: 
Due to a water shortage all developments were halted by enforcing a moratorium on 
development.  No time period was considered by the Council to in which to address 
the situation.  Usage problems are experienced with the dam (next to the golf course) 
that is the main source of water. During the construction of the dam an agreement 
was made between the municipality and farmers that each party will have 50% of 
the water capacity. Currently the town’s water needs have exceeded the 50% quota.  
A study has been conducted to investigate alternative water sources.  
 
Storm Water: 
The storm water infrastructure is sufficient for the town. 
 
Solid Waste: 
The solid waste services are sufficient. Solid waste is transported to Malmesbury 
 
Sewage: 
The waste-water treatment works are fairly new and there is adequate sewage 
infrastructure to accommodate the proposed new developments. 
 
Electricity: 
The electricity supply to the town is adequate. 
 
 

ISOLATED VILLAGES 
 
Eendekuil Engineering Services 
 
It is not anticipated that additional demand on the infrastructure network and 
services will take place.  
 
Water: 
Water supply is limited and is a serious concern. Water is currently supplied from 
boreholes and two dams. The water supply needs to be increased, if the town is to 
expand or densify.   
 
 
Storm Water: 
The system in place for the management of storm water is adequate. 

 
 
Solid Waste: 
The services provided for the disposal of solid waste are sufficient. Solid waste is 
transported to Malmesbury.  
 
Sewage: 
Waste-water treatment works function effectively and 80% of the system is 
waterborne. 
 
Electricity: 
The electricity supply to the town is adequate. 
 
Aurora Engineering Services 
 
It is not anticipated that additional demand on the infrastructure network and 
services will take place.  
 
Water: 
Water provision was not a problem in the past but it is not anticipated that additional 
demand on the infrastructure network and services will take place.  
 
Water: 
Water provision was not a problem in the past but due to the construction of the 
sports ground the water provision is severely affected and there is now a shortage of 
water.  The capacity remains adequate but the supply is limited.  
 
Storm Water: 
The management of storm water in the town is adequate. 
 
 
Solid Waste: 
The solid waste services are sufficient. Solid waste is transported to Malmesbury via 
Saldanha as discussed in the beginning of the document.  
 
Sewage: 
The sewage is collected with honey suckers system where a tanker truck empties the 
septic tanks twice a week and dumps the waste in the fields outside the town. 
 
Electricity: 
The electricity supply to the town is adequate but capacity is a problem. 



   

BSDF: Bergrivier Spatial Development Framework, 2008 
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 Due to the construction of the sports ground the water provision is severely affected 
and there is now a shortage of water.  The capacity remains adequate but the supply 
is limited.  
 
Storm Water: 
The management of storm water in the town is adequate. 
 
 
Solid Waste: 
The solid waste services are sufficient.  
 
Sewage: 
The sewage is collected with honey suckers system where a tanker truck empties the 
septic tanks twice a week and dumps the waste in the fields outside the town. 
 
Electricity: 
The electricity supply to the town is adequate but capacity is a problem. 
 
Redelinghuys Engineering Services 
 
It is not anticipated that additional demand on the infrastructure network and 
services will take place.  A development application by a church for the 
development of 50 – 60 erven would require careful planning w.r.t. infrastructure 
demand.    
 
Water: 
The capacity of the water infrastructure is sufficient and will be able to handle future 
development and densification. Water treatment needs to be addressed to ensure that 
the quality of the water supplied to households is maintained.  
 
Storm Water: 
Storm water is not a problem. 
 
Solid Waste: 
The solid waste service is sufficient.  
 
Sewage: 
Sewage is a problem. Any new development application will be subject to the 
increased capacity and alternative options for sewerage.  A compulsory capital 
incentive by any developer is required to upgrade the sewage system. 
 

Electricity: 
The electricity supply to the town is adequate. 
 
Implementation   
 
The municipality should impose a capital contribution (apart from a compulsory 
capital investment for infrastructure) on any development application towards a 
municipal fund.  This resource should be used for the general upliftment of 
communities through social and economic development opportunities.  
 
The Municipality should formulate, as a matter of urgency, steadfast criteria for the 
determination of this contribution.  The contribution should be limited to larger 
developments and be exponentially linked to the number of units, densities achieved 
and distances from the town centre.   
 
Within a position of compromise all developments must be considered within the 
strict application of the criteria.   
 

 

CHAPTER 7:7.4 
CONCLUSION 

• Capital funds for upgrading 
of municipal infrastructure 
to a large extent obtained 
from “new” investments; 

• “Developer pays” principle; 

• Municipal service 
infrastructure not sufficient 
everywhere; 

• Municipal service delivery 
good; 

• Municipal Council placed 
moratorium on 
development in Porterville 
subject to provision of 
water; 

 



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

60 

7.5 Land Reform64 
 
An Area Based Plan (ABP) is being formulated for the West Coast District (includes 
the Bergrivier municipal area) by the Department of Land Affairs.   
 
A new approach to land reform by the Department is pronounced by the LASA 
(Land Acquisition/ Share Acquisition) Program that replaces the SLAG and LRAD 
programmes.  The focus of the ABP would be to direct the implementation of the 
LASA and the PLAS (Potential Land Acquisition Strategy) programmes with the 
latter to determine land reform based on amongst other development along nodes, 
development potential of areas and production of commodities. 
 
In respect of the delineation of the urban edge for the towns within the Bergrivier 
municipal area it is not foreseen that possible land reform would be negatively 
affected by any proposal forthcoming from this intervention.  The ABP should 
however, be considered once formulated.       
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                 
64 Personal discussion with Mr J.M. Slingers (DLA), 26 May 2008 

7.6 Sense of Place 
 
A sense of place is often defined as an attachment (perception) by an individual or a 
community to an urban precinct and tends to be higher in lower-income 
neighbourhoods than in middle-class communities65.     
 
“Critical regionalism” requires that the following 5 principles should guide planning 
and design, namely: 

·  Sense of place; 
·  Sense of history; 
·  Sense of craft; 
·  Sense of nature; and 
·  Sense of limits66. 

 
The Bergrivier municipal area upholds a number of landscape and cultural 
impressions that are unique to the specific location and contribute along with the 
economic base and natural resources to the existence and sustainability of the urban 
areas (the scope of this SDF limits analysis and assessment within the rural areas).  
These impressions are obviously the culmination of a variety of factors with 
emphasis in the description thereof to follow only concerned with the status quo and 
not the cause. Similar to the functional divide (see Section 3.1) the municipal area 
constitutes vastly different landscape nuances in the western coastal area and the 
eastern mountainous and plain areas.      
 
The Provincial Spatial Development Framework, 2005 promotes four types of 
landscapes and classifications so as to describe the visual attributes of a particular 
landscape.  The 10 urban settlements within the municipal area (including 
Goedverwacht and Wittewater) can be sorted into different types of impression 
when considering character, aesthetics, ambience, and atmosphere.  The values, 
norms and standard of the individual and/or a grouping of people are reminiscent of 
their behaviour and normally correspond with their surrounds.    
 
The three coastal urban concentrations of Velddrif, Laaiplek and Dwarskersbos 
differ significantly in every aspect of impression.  With tourism being the 
predominant economic sector for these towns it becomes paramount to maintain and 
nurture the inherent qualities that contribute to and sustain their potential.     
 

                                                 
65 Interpreting the City, An Urban Geography, 1980   
66 West Coast Spatial Development Framework, 2000 
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Dwarskersbos is characterised by linear residential development along the coastline 
of which the primary function is to provide holiday seaside accommodation (mainly 
temporary residence; own title) as close to the sea as possible.  There are almost no 
similarities in architectural building style of the residential houses except for the 
new development to the north of the old core residential area.  The spatial form 
resembles a rectangular shape with the two sides consisting of the sea and the R27.  
There is no industrial land-use except for municipal service infrastructure with an 
insignificant business land-use component.  The road through the town is straight 
and does not have any time-consuming interventions that demand any sort of 
interruption in your progress.  The impression can be described as dull, uneventful, 
unsatisfactory, and uninspiring and does not leave a lasting impression unless 
Dwarskersbos is your holiday or fishing destination. 
 
Finding:  The settlement does not possess a distinctive aesthetic attribute (excluding 
the sea vista) or defining sense of place.  Boundaries with regard to aesthetic quality 
need to be imposed to minimise further insensitive urban development;  
Proposal: “future urban development should promote the progression towards an 
acceptable aesthetic contribution that would remedy existing impressions”.    
 
Velddrif is an urban settlement that is bountiful in character, aesthetics, ambiance, 
and atmosphere that incorporates numerous unique impressions.  The town is 
situated on the northern banks of the Berg River about 2 kilometres from where the 
river enters the sea.  The impression is thus bound to be dominated by the river and 
can be divided into fragments that constitute river aesthetics, river activities, 
river/sea interface and the urban area.  The impression of the river aesthetics starts 
before you cross the Carinus Bridge (entrance from Cape Town) in that you are 
engulfed by the visual impact with a 180 degrees vista of a river floodplain.  The 
only visible human interference at that point is the Cerebos salt works after 
travelling on the R 27 through a flat terrain that was occasionally scarred with an 
industrial building in the distance.  This area can be classified as having a low visual 
absorption capacity due to the elevated road infrastructure, flat topography and low 
vegetation structure.   
 
Entrance to the town is gained by crossing the river bridge with an instant 
confrontation of a choice of direction that will impact immensely on the continued 
impression.  The visual impression along the Velddrif / Piketberg (MR 399 – 
Voortrekker Road) road on the northern bank of the river is one of predominance by 
river aesthetics with the built environment not engulfing the natural beauty and flow 
created by the river meandering towards the mouth.  The single residential dwelling 
units that dominate the urban fabric in this area do, however, not present a unified or 

contributing impression primarily due to the absence of a unified thematic display in 
design.      
 
The road to Noordhoek (Noordhoek Street) can be classified as the economic 
corridor of Velddrif but is not congested with economic activity and provides for a 
perceived oversupply of land for business localities.  Most of the light industrial 
activities of the town except for the fishing industry are located alongside this road.   
  
The visual impression and sense of place created along the “coastal” road to 
Laaiplek resembles a combination of built-up areas, open spaces and a river 
interface with economic substance.  Mooring of fishing boats along the river’s edge, 
vast portions of vacant land, accommodation of a few consistent thematic 
architectural styles and topographical calmness are examples of the assortment of 
impressions.  The sense of limits is infinite in that capacity exists to add to almost all 
urban qualities i.e. conservation of environmental and cultural features, creation of a 
defined business area, efficient use of vacant land and reassessment of allocated 
urban land-use i.e. public open space.  The impression of openness is created by the 
dispersed built character and wide movement corridors.   The majority of residential 
urban land-use is located in-between the “coastal” road and the river with the Port 
Owen marina and residential development comprising a large segment.   
 
The farms to the south of the Berg River are within the jurisdiction area of the 
Bergrivier Municipality with no existing urban land-uses. This area possesses a 
rustic and agricultural character that contributes to the aesthetic value of Velddrif if 
viewed from the urban area on the northern bank of the river.  The urban area known 
as Laaiplek borders on Velddrif and is host to the mechanized components of the 
fishing industry and does have a vibrant central business district.  The impression 
created by the “cul de sac” main road is unique and the built environment in 
Laaiplek is somewhat more compressed if compared to Velddrif.  River activities 
(mainly commercial) along with the entire river/sea interface add to the local 
impression.    
 
The low-cost housing segment of Velddrif/ Laaiplek (called Noordhoek) does not 
portray any sense of place in that the residential dwellings resemble the common 
style also found in all similar “townships”, it is separated from all natural attributes, 
serves as a dormitory for a large portion of the community, has no direct connectors 
to the rest of the town other than physical infrastructure and subsequently reaffirms 
the apartheid town layout.  There is an informal (pedestrian) link with the CBD of 
Laaiplek that serves as a prevailing movement corridor.   
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The physical connection between these three urban areas is not clearly defined as 
open / vacant land are the dominant feature with no topographical intrusion in these 
areas other than flat terrain.      
 
Finding:  the impression of Velddrif, Laaiplek and Noordhoek is fragile in that the 
existing fragmented nature of the visual experience can be either destroyed or 
strengthened by future urban growth and development;     
Proposal: “handle with care”. 
 
The urban settlement of Aurora is situated against the slopes of the imposing 
Aurora Mountain with the dominant land-use that of single residential dwelling 
units.  The town is visible to the traveller from a distance when approached and 
entrance to the town is gained by travelling on a road with no distinctive 
surroundings.  The impression of straightforwardness confronts the entrant due to 
the visibility of the whole town at one glance from the point of entrance.      
 
The size of the residential plots, absence of meaningful industrial and/ or business 
activities, presence of gravel roads, compactness of urban structure, scattered nature 
but accessibility of government buildings and many more design features i.e. fences, 
siting of trees, gates, road signs, etc contribute to the impression of ease that echos 
the  meaning of Aurora that is “daybreak”.     
 
Finding:   the town has a high conservation-worthy heritage and cultural milieu;     
Proposal: “protect”.  
 
Redelinghuys is situated in the Sandveld and halfway between Piketberg and Elands 
Bay with access via a dirt road from Piketberg.  The dominant visible features when 
approaching the town are the church building that is centrally located and the 
bluegum trees.  Entrance to the town is gained via a low water bridge over the 
Verlorenvlei with a distinctive visual impression of river vegetation.  The condition 
of the Verlorenvlei and the gravel road create an initial impression that is 
supplemented by the presence of limited business activities at the first point of 
contact with the built environment via the road.   The town is strewn with built 
structures comprising mainly residential dwellings that originated from the ongoing 
subdivision of erven rather than the nature of the settlement layout.  An impression 
of “loose ends” is created by the placing of buildings, vacant land in the midst of the 
town and undefined urban fringes.  There is no definite architectural style for 
buildings and the impression of haphazard attachments rather than measured infill is 
relevant.   
 

Finding:  the town is somewhat similar to Aurora w.r.t heritage and cultural milieu; 
un-coordinated urban development can impact negatively on the inherent aesthetics 
and functional attributes;        
Proposal: enhance existing urban character.  
 
The town of Eendekuil is accessible via a gravel and tarred road depending on the 
route of entrance and reveals an impression of desolation in that it is situated off the 
main roads, there is minimal natural vegetation, no enticing built features exist and it 
is not densely populated.  The railway line and agricultural silos with associated 
buildings dominate the landscape apart from the low cost housing component at the 
entrance to the town from Porterville.  There is no unique feature within the town 
that might create a positive or lasting impression.  
 
Finding:  the town does not possess any notable features;    
Proposal: “allow progressive urban development”. 
 
The town of Porterville  has meaningful built and natural features with a backdrop 
of the Groot Winterhoek Mountains.  The main road through the town depicts an 
endless journey in that it is straight and provides an uninterrupted view towards the 
other end of town.   The bluntness of the visual impression of this corridor is broken 
up by a hive of business activities in the middle and the absence of vacant land 
alongside.         
 
The northern and central residential component portrays an enticing feeling in that it 
is not isolated from other land-uses thus creating an assortment of compatible urban 
land-use, accommodates lush natural vegetation (in the context of the West Coast), 
does not include a supply of vacant land, is surrounded by sensible agricultural 
activities and still easily accessible from the main business area.       
The southern “half” of the town represents something completely different that is 
synonymise with the apartheid town with the impression of neglect.  The location of 
land-use, linkages and relation with complementary urban fabric, the mixture of 
land-use, absence of necessary urban landscape features i.e. trees, the concentration 
of dense residential areas alongside vacant land and an “acid” urban edge are 
features that culminate in a reluctant impression.  This low cost housing segment as 
is the case with Noordhoek, does not portray any sense of place in that the 
residential dwellings resemble the common style also found in all similar 
“townships”, it is separated from all natural attributes, serves as a dormitory for a 
large portion of the community and has no direct connectors to the rest of the town 
other than physical infrastructure.          
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Finding:  a well defined but localised impression with intervention needed in the 
creation of an acceptable landscape impression for the southern “half” of the town.     
Proposal: “the existing landscape needs to be protected and enhanced”.      
 
The town of Piketberg is situated alongside the N7 highway to Namibia and on the 
slopes of the Piketberg Mountains.  The impression is that of a vibrant town but with 
the sense of place not so much defined or articulated.  It boasts the layout and 
character of a typical South African rural settlement that can be classified as a main 
service centre for the surrounding agricultural activities.    
 
The backdrop of the mountains is the dominant feature of the holistic landscape 
impression that concludes with a substantial gradient towards the highway and 
industrial area.  Piketberg can be accessed via four routes each with a distinct 
impression on entrance visa vi departure.  The N7 boasts a sterile and unimpressive 
visual impact of industrial buildings, concrete walls and the golf course (fortunately 
overshadowed by the visual effect of the mountain).  The other two entrances are the 
“old” main entrances respectively from Velddrif and Elands Bay and present a more 
acceptable impression of “softer” urban land-use.     The central business area 
comprises more than one street (different from the other towns) and inflicts an 
impression of vibrancy but visually deprived area due to the lack of a distinctive 
and/ or form-giving landscape quality.   A sense of limits is apparent mainly due to 
the physical barrier of the mountain with the possibility of linear development along 
the slopes and the N7 Highway defining the opposite end of “urban development”.  
Once again the low-cost housing segment does not portray any sense of place but 
does manufacture a more complete part of the urban fabric in comparison to the 
other towns.  
 
Finding:  not a well defined or articulated sense of place with the mountain backdrop 
the dominant landscape feature.        
Proposal: “not essential to promote an exclusive or unique architectural style”;   

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
7.7 Local government 
 
The municipal area is divided into seven wards. 
 

CHAPTER 7: 7.6 
CONCLUSION 

• Cultural and heritage resource 
significant; 

• “Sense of place” irregular; 

• Diversity in landscape and 
cultural impressions; 

• Aesthetics and visual component 
not a critical issue in the IDP;   

PROPOSALS 

• Consider conservation areas / 
guidelines i.e. Special 
management area for cultural and 
heritage resource; 

• Instill a common awareness and 
belonging amongst community 
members; 

• Protect the unique selling point 
of the respective towns;  
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�
 
Ward 1:  
 

Includes the farms to the south of the Berg Rivier 
and urban segments (southern) of Velddrif.   
 
 
Ward 2: 
Includes urban segments (northern) of Velddrif, 
Dwarskersbos, Redelinghuys, Aurora and the farms 
to the north of the Berg River up to the 
Verlorenvlei. 
 
Ward 3:  
 

Includes urban segments (centre and southern) of Piketberg and the surrounding 
farms.  
 
 
Ward 4:  
 
Includes urban segments (northern) of Piketberg. 
 
 
 
Ward 5:  
 

Includes most of the farms to the east of the N7 
(excluding those immediate) and the farms 
surrounding Porterville  
 
 
Ward 6: 
 
 Comprises Porterville. 
 
 
Ward 7:   
 

Includes Eendekuil, the surrounding farms and 
Piket-Bo-Berg.  
 
 
 
 

The delivery of services by the local authority is managed from the head office of 
the Bergrivier Municipality situated in Piketberg.   
 
The March 2008 version of the revised Bergrivier Integrated Development Plan 
2008/2009 depicts a capital budget of R 67,418,000.00 and an operating budget of R 

1 

2 

5 

3 

6 

7 

4 

Map 16 
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159,190,489.00.  The payment of rates and taxes contributes 17% and services 
(infrastructure) another 32.4% to the total income of the Municipality. 
 
The Municipality has spent almost 50% of the current (2007/2008) budget 
allocations67.  The revised IDP measure performance on key municipal activities as 
identified in the IDP 2007/2008 and a critical shortfall of implementation is funds 
and capacity.  This does however, not detract from the performance of the 
Municipality as it received an above average score in the Section 47 Report as 
prepared for the Western Cape MEC of Local Government and Housing68.    
 

The shortage in capacity is particularly relevant to the Technical Department with 
the land-use planning component of the Municipality consisting of two personnel of 
whom one is a qualified Town and Regional Planner.  The strategic planning 
component is somewhat understaffed with only a manager in place. 
 

The Municipality has defined a clear development path for implementation within 
the municipal area.  This is also as a result of political stability within the Council.  
   

 
 
 
 
 

                                                 
67 Draft Bergrivier Municipal IDP 2008/2009, May 2008 
68 Consolidated Annual Municipal Performance Report, 2005/2006 

CHAPTER 7: 7.7 
CONCLUSION 

• Municipal spending of 
capital budget can improve; 

• Essential staff needed; 

• Development path 
identified;  

PROPOSALS 

• Spatial proposals to support 
the developmental path as 
identified in the IDP (2007- 
2011);  
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7.8 Growth Requirements 
 

The following section describes the estimates of requirements for land within the 
context of the delineation of an urban edge. 
 

Certain planning norms should apply and the following have been accepted as 
relevant to this study (in context of the delineation of the urban edge): 

·  Residential 
o @ 4 people per dwelling unit 

·  Provision of Commercial area 
·  @ 2 m² per person (Gross leasable area) 

·  Provision of Educational facilities 
·  1 Primary School for every 4000 people @ 4 ha per school 
·  1 Secondary School for every 8 000 people @ 5 ha per school  

·  Provision of Health facilities 
·  1 clinic per every 10 000 permanent residence 

·  Provision of Open Space 

·  @ 40 m² per person 
 
7.8.1 Residential 
 
See discussion as narrated in Section 7.2. 
 
7.8.2 Commercial 
 

This BSDF includes the commercial areas (central business district) as demarcated 
in the previous Spatial Development Framework (2002).  The estimation is that the 
need for additional commercial area beyond the already earmarked area will not 
occur within the planning timeframe of this study.  The demarcated area already 
allows for extensive expansion of current capacity especially along activity 
corridors. 
 

Future demand to be accommodated within the urban edge and demarcated areas as 
per BSDF (2002).  The commercial areas identified in the BSDF (2002) should still 
apply.  See table 36 for an estimation of the additional need due to expected 
population growth.  The seasonal influx of people to the coastal towns would 
increase consumers significantly but sustained demand is not realistic.  The 

proximity of regional shopping facilities in the Saldanha Bay area would 
accommodate this seasonal demand.    
 
7.8.3 Industrial 
 

The rate of new industrial development opportunities that require land is slow.  The 
demand for new industrial erven through rezoning and/ or subdivision is limited 
according to the municipal records of land-use applications.      
 

Table 32: An estimate of the demand for industrial land 

Velddrif 

Industrial erven are provided in two clusters in 
Laaiplek and Velddrif respectively.  The location of 

industrial erven in Laaiplek next to the river is 
associated with their unique usage in the fishing 

industry.  Around 40 erven are provided in Velddrif 
of which 8 are vacant at present.  In addition to these 

erven another two large vacant erven do allow for 
sufficient area for future demand.  According to land-

use statistics only a minimal amount of land-use 
applications have been submitted to the local 

authority to change a designated land-use to industrial 
use. 

Comment:  within the planning timeframe of this 
study all industrial activities to be accommodated 
within the existing earmarked areas.  If cadastral 

limitations demand additional land, provide on the 
south-western portion of erf 1283. 

The 
industrial 
erven in 

Velddrif are 
concentrated 
between the 
CBD and 

Noordhoek. 

Piketberg 

About 67 erven for industrial activities exist to the 
east of the N7 Main Road. An amount of 24 of these 
erven are vacant at present (size not considered).  19 
belong to the Municipality and have been subject to 
previous tender processes but without conclusion.    

Excess land is thus available to meet future demand 
the size of vacant erven and given the number of land-
use applications that have been submitted to the local 
authority to change a designated land-use to industrial 

use. 

Comment: within the planning timeframe of this 

Located to 
the east of 

the N7 main 
road. 
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study all industrial activities to be accommodated 
within the existing earmarked areas. 

Porterville 

About 40 cadastral units that are earmarked for 
industrial use are indicated on the land-use maps. 
Fewer than 10 land-use applications have been 

submitted to the local authority to change a 
designated land-use to industrial use.  The silos are 
situated on two erven to the east of the town.  The 

Municipality owns a number of industrial zoned erven 
that were subject to tender processes without 

conclusion (a restricting factor is the availability of 
electricity to the erven). 

Comment: possible extension of the urban edge 
segment westwards – erf 1179. 

The 
industrial 

area is 
situated to 
the west of 

the town and 
north of the 

low cost 
housing 
precinct. 

Isolated 
villages 

and 
Dwarskers

bos 

Not excessive demand for industrial area 

Comment: each application to be evaluated on 
individual merit. 

 

 
7.8.4 Community facilities69 
 
The following table is an analysis of some community facilities within the towns 
that would impact on the future land budget.  The IDP 2007/2008 did not include 
any community needs to either provide for or upgrade community facilities.   
 

Table 33: An estimate of the demand for community facilities 

Velddrif (including 
Noordhoek, 
Laaiplek and 

Dwarskersbos) 

Community Hall;  Pre-Primary School; Primary School; 
High School; Sport Grounds; Clinic; Satellite Clinic; 

Comment: Additional education facilities might become 
necessary given the population increase from 10700 to 
18800 in the next 13 years.  To be provided in the south 

western corner of erf 1283. 

Piketberg Community Hall; Crèches; Pre-Primary School; Primary 

                                                 
69 Poverty Alleviation Strategy, West Coast District Municipality, 2006  

School; High School; Sport Grounds; Hospital; Clinic; 

Comment: demand for additional facilities not expected. 

Porterville 
Community Hall; Pre-Primary School; Primary School; 

High School; Sport Grounds; Hospital; Clinic; 

Comment: demand for additional facilities not expected. 

Eendekuil 
Community Hall; Primary School; Sport Grounds; Satellite 

Clinic; Cemetery70; 

Comment: demand for additional facilities not expected. 

Aurora 
Community Hall; High school; Sport Grounds; 

Comment: demand for additional facilities not expected. 

Redelinghuys 
Community Hall; Primary School; High School; Sport  

Grounds; Satellite Clinic; 

Comment: demand for additional facilities not expected. 

 
7.8.5 Open Space 
 

The current provision of active and passive open space in each of the major towns 
differs.  There is a surplus of land (open space) provided for in Velddrif with a 
shortfall in Piketberg and an even correlation between supply and demand in 
Porterville (see Table 44). 
 
7.8.6 Transport 
 

The internal road network in all of the towns is sufficient and does not require 
additional capacity.  The maintenance of the gravel road surface in some towns 
requires constant attention with the municipality allocating funds in this regard.  The 
emphasis in spending was however on the construction of sidewalks and speed 
bumps as per community needs.   The N7 Main Road is managed by SANRAL and 
it is envisaged that the road will receive priority attention with regard to upgrading if 
needed (personal comment by Mr N Brink on 01 April 2008). 

 
 

                                                 
70 Bergrivier Municipality, Draft Housing Master Plan, May 2008; 
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7.8.7 Land Reform 
 
There exists a demand for agricultural land to settle small farmers in Redelinghuys. 
 
7.9  Land-use budget 
 
A land-use budget serves as guidelines to inform land-use decisions on spatial 
development alternatives with certain variables influencing projections such as: 

·  Population and economic growth rates; 
·  Residual of undeveloped residential erven; 
·  Property demand and ownership; and 
·  Planning norm for provision of facilities and services. 

 
To determine the land-use budget for the towns in the Bergrivier Municipal area it is 
paramount to consider the findings of the Growth Potential of Towns in the Western 
Cape, 200571 that was completed as part of the Provincial Spatial Development 
Framework.     
 
Settlements with a real potential for sustainable economic growth were identified 
through the application of a set of multi-dimensional criteria and resource capacities 
that focused on the following i.e. natural and human resources; transportation and 
infrastructural services; institutional and commercial services; market potential; 
regional vitality; economic structure and human needs.   
 
The investment priorities identified in the study72 refer to fixed infrastructure 
investment and investment in social capital.  The cumulative indicators for 
Piketberg, Porterville and Velddrif depict a difference in potential between these 
towns and the “isolated villages” (including Dwarskersbos).   
 

Table 34: Findings as per indicator73 

Indicator/ 
town 

nr hr hrc t is es ec cs mp rv ri ii ei di ni 

Aurora - - - + - - + - - + - - + - - 

Dwarskers. - + - - - + - - - + + - - - - 

                                                 
71 Growth Potential of Towns in the Western Cape, December 2005 
72 Growth Potential of Towns in the West Coast, March 2006 
73 Growth Potential of Towns in the West Coast, March 2006 

Eendekuil - - - - - - - - - + - - - - + 

Piketberg - - - + + + + + - + - + + + - 

Porterville - - - + + + + + - + - + + + - 

Redelingh.. - - - + - + + - - + - - + - + 

Velddrif + - + + + + - - - + - + + + - 
nr Natural resource (env sensitivity; developable land; agricultural potential; etc) 
hr Human resource (labour force; educational level; white collar workers) 
hrc Human resource change (labour force; educational level; white collar workers) 
t Transport (distance to main road, airport, harbour; cell phone coverage) 
is Institutional services (libraries; municipal seat; comm.. facilities, etc) 
es Economic sectors (trade, mining, manufacturing, etc) 
ec Economic change 
cs Commercial services (dentist, banks, restaurants, etc) 
mp Market potential (population; density; buying power,; distance to markets) 
rv Regional vitality (population; workforce active; GGP; etc) 
ri Resource index 
ii Infrastructure index 
ei Economic index 
di Development index 
ni Need index 

 
The combined assessment of the indicators displays an expected high growth 
potential for only Velddrif with Piketberg and Porterville to expect a medium 
growth.  Investment opportunities in these three towns derived from these findings 
relate to “major infrastructure investment”.  The projections as stated in Section 7.3 
also correspond to the findings.  
 
Based on the population projections discussed in Chapter 3 the expected increase in 
the number of people over the next five years is as follows: 
 

Table 35: Projected population until 2013 
Town Population 

Velddrif/ Laaiplek/ 
Noordhoek/ 

Dwarskersbos 

10 700 (2007); 800 (2007); 
Approx. 14 000 (2013) - representing an increase of 3 300 people 

in five years 

Piketberg 
11 900 (2007); 

Approx. 13 300 (2013) – representing an increase of 1 400 
people in five years 

Porterville 
7 900 (2007); 

Approx. 8 900 (2013) – representing an increase of 1 000 people 
in five years 
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This increase necessitates a calculation of the need for additional urban functions as 
per land-use category.   
 
The projections of land required measured by the expected increase in the 
population are described in the following table:   
 

Table 36: Land-use budget 

Town Land-use 
category 

 Projected demand (area) - 2013 

Luxury/ high 
value 

See section 7.2; (Annexure 10); Chapter 
10 

Mid value See section 7.2; (Annexure 10); Chapter 
10 

Residential 

Affordable 394 on waiting list  (projected) 

Educational No additional primary or secondary 
school facility necessary 

Health No additional facilities necessary 
Community 

facilities 
Sport 

grounds No additional facilities necessary 

Commercial  2,8ha 
Industrial  See 7.8.3 

Open Space  13,2 ha 

Velddrif/ 
Laaiplek/ 

Noordhoek/ 
Dwarskersbos 

 
3300 

population 
increase 

Transport  See 7.8.6 

Luxury/ high 
value 

See section 7.2; (Annexure 10); Chapter 
10 

Mid value See section 7.2; (Annexure 10); Chapter 
10 

Residential 

Affordable 1355 on waiting list  (projected) 

Educational No additional primary or secondary 
school facility necessary 

Health No additional facilities necessary 
Community 

facilities 
Sport 

grounds No additional facilities necessary 

Commercial  2,66 ha 
Industrial  See 7.8.3 

Open Space  5,6 ha 

Piketberg 
 

1400 
population 
increase 

Transport  See 7.8.6 
Luxury/ high 

value 
See section 7.2; (Annexure 10); Chapter 

10 

Mid value See section 7.2; (Annexure 10); Chapter 
10 

Residential 

Affordable 715 on waiting list  (projected) 

Porterville 
 

1000 
population 
increase 

Community 
facilities 

Educational No additional primary or secondary 
school facility necessary 

Health No additional facilities necessary 
Sport 

grounds No additional facilities necessary 

Commercial  1,780 ha 
Industrial  See 7.8.3 

Open Space  4 ha 
Transport  See 7.8.6 

Eendekuil 

Projected demand not forthcoming.  The prioritised projects identified in the 
IDP with regard to the provision of community facilities can be considered if 
and when funds are available.   Maintenance of existing infrastructure should 

receive priority budget consideration. 

Aurora 

Projected demand not forthcoming.  The prioritised projects identified in the 
IDP with regard to the provision of community facilities can be considered if 
and when funds are available. Maintenance of existing infrastructure should 

receive priority budget consideration. 

Redelinghuys 

Projected demand not forthcoming.  The prioritised projects identified in the 
IDP with regard to the provision of community facilities can be considered if 
and when funds are available. Maintenance of existing infrastructure should 
receive priority budget consideration.  Demand for agricultural land to settle 

small farmers exists. 
 
The demand for land to accommodate the provision of low-cost housing is as 
follows74: 
 

Table 37:  Land-use budget: Low-cost housing 

Town Waiting list (projected)75 Total demand (2013) 

Velddrif 394 21 ha 
Piketberg 1355 72 ha 
Porterville 715 37 ha 

 
The provision of land for low-cost housing needs to be managed according to the 
availability of funds linked to national and provincial policy directives.  
 
The projected “normal” annual demand for low-cost housing has been determined 
(see Section 7.2) in Piketberg/ Porterville to be 55 (56% of 90) and in Velddrif 68 
(39% of 174) (see Annexure 10).   This figure does not correspond with the 
waiting-lists as it does not consider backlogs. 
 

                                                 
74 Within a residential land cover of 75% and erf size of 400m² 
75 Bergrivier Municipality, Draft Housing Master Plan, May 2008; 
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CHAPTER 7: 7.8/ 7.9 
CONCLUSION 

• Population increase in next 
five years not significant; 
proportionally larger in 
coastal areas; 

• Five-year growth 
requirements for additional 
land-use minimal; 

• Demand for housing in 
Porterville (exclude 
housing waiting lists) and 
open space in Piketberg; 

• Land Reform (urban 
context) “seemingly” not 
critical – maybe with the 
exception of Redelinghuys; 

PROPOSALS 

• Apply standardized norms 
to determine future need for 
land according to land-use 
category; 

• Provision of all land-use 
categories sufficient except 
residential – allow for free 
market dynamics; 
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7.10 Densities 
 
The Provincial Spatial Development Framework76 lays down uniform targets for 
densification of urban areas (settlements) that should manifest in local planning 
policy.  The PSDF states that the average density of towns in the Western Cape is 
between 9 and 12 dwelling units per hectare.  This spatial policy document 
consequently stipulates a gross population density of 100 people per km² as the 
minimum threshold for sustainable urban development which translates into 25du/ha 
at four people per dwelling unit “as a minimum performance hurdle”.  This 
densification policy is applied within the urban edge as the geographic space of 
measurement. 
 
Provincial Government mainly enforces the policy directive with regard to the 
densification of towns through non-delegated (to local authorities) decisions on 
land-use (development) applications in terms of the Land-Use Planning Ordinance, 
1985 (Ord. 15 of 1985) and the National Environmental Management Act, 1997.  
Another legislative procedure on the part of Provincial Government overseeing 
adherence to this particular policy directive is in the compilation of a Spatial 
Development Framework.  This procedure however does not allow for legal 
compliance by municipalities as the general situation is that Spatial Development 
Frameworks and the Provincial Spatial Development Framework have, as yet, no 
legal status.   Local Government is in a catch 22 situation as far as this progressive 
land-use policy is concerned in that the application thereof should be consistent, 
effective and monitored.  The strict enforcement of this policy by one municipality 
might result in discouraging potential investors / developers and lead to 
disinvestment or ignorance for that particular municipal area as an investment 
destination.  Local circumstances should dictate densities in that urban structure is 
influenced by multiple factors such as topography, natural features, market forces, 
urban functional areas i.e. open space, street layout, erf size, climatic conditions and 
settlement function.    
 
The structural change that needs to occur in certain towns is obvious but the 
simplistic application and enforcement of a target might even result in converse 
outcomes as to the novel intention.   
  
 
 
 

                                                 
76 Provincial Spatial Development Framework (PSDF – November 2005) 

Table 38: Population densities per town 

Town Population Gross Population density 
(per km²) 

Velddrif/ Laaiplek 10 700 15,4 
Dwarskersbos 800 6,9 
Redelinghuys 840 12,4 
Aurora 420 5,9 
Eendekuil 1 000 13,5 
Piketberg 11 900 33,9 
Porterville 7 900 28,4 
 
The provincial population density targets are almost unattainable given the current 
measurements of the respective towns which are between 6 and 35 people per km².  
These calculated urban residential densities are also well below the provincial 
average and alarmingly low compared to provincial targets.   
 
The gross and nett residential density of each town is as follows: 
 

Porterville : Gross = 5,6 du/ ha 
: Nett = 14,3 du/ ha 

Piketberg : Gross = 5,9 du/ ha 
: Nett = 13,8 du/ ha 

Velddrif : Gross = 5,1 du/ ha 
: Nett = 10,5 du/ ha 

Eendekuil : Gross = 4,8 du/ ha 
: Nett = 18 du/ ha 

Redelinghuys : Gross = 4,3 du/ ha 
: Nett = 10,8 du/ ha  

Dwarskersbos : Gross = 5,8 du/ ha 
: Nett = 13,1 du/ ha 

Aurora : Gross = 4 du/ ha 
: Nett = 7.1 du/ ha 
 

The towns are characterised by diverse land-use on land situated between the 
respective residential neighbourhoods.  This land also contains vacant areas as 
passive and active open space with normally the passive open space restricted in 
possible development potential by natural elements.  
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The cost effectiveness of urban functionality to a large extent relates to public transit 
and the provision of municipal infrastructure services i.e. water, sewerage and solid 
waste disposal.  The PSDF77 also sites a more safe and secure environment as well 
as vibrant and active streetscapes as additional positive elements to densification.  A 
number of factors, however, determine the functioning of the urban environment 
given the outstretched urban structure that is a feature of most of the major towns in 
the Bergrivier municipal area.  Despite the phenomenon of separation between 
residential areas and localities of other urban land-use, i.e. business areas, these 
areas are not inaccessible in terms of distance.   The multiple nuclei and sectoral 
land-use models that characterise the three major towns is the reason to relatively 
short distances. The availability of the private vehicle and public transport in the 
form of taxi minibuses further negates any negative effect of the dispersed nature of 
the urban structure on movement patterns.     
 
The Section 7 Scheme Regulations for Velddrif do indicate densities per zoning 
where applicable.  The Residential 2 zoning with group housing as primary land-use 
has a density of 30 units per hectare or a ratio of 4:1 in relation to the adjacent 
single- residential densities dependent on the lowest total linked to the option for an 
increase up to 40 units per hectare with council consent.  Other density requirements 
are: 

·  Residential zone 3: 50 units per hectare; 
·  Residential zone 4 and 5: density determined through other land-use 

restrictions.        
 
The Council also implements a policy that no residential erf in Velddrif and 
Dwarskersbos can be less than 500m².  The same policy applies to all the other 
towns with the exception that the minimum size is 480 m².   
 
The Section 7 Scheme Regulations for Piketberg indicate residential densities as 
follows: 

·  General residential zone: 35 units per hectare or a ratio of 4:1 in relation to 
the adjacent single-residential densities dependent on the lowest total.  
This density can be increased to 40 du/ha under the condition that open 
space and road are provided sufficiently.  

 
None of these scheme regulations defines density. 
 
A critical phenomenon of densities within the towns is that they do not reflect the 
traditional high densities close to the centre of the urban core, i.e. the principle of 

                                                 
77 Provincial Spatial Development Framework (PSDF – November 2005) 

grading densities outward from the centre78.  The situation actually portrays a 
distorted picture to the norm in that the densest residential areas are situated furthest 
from the urban centre.  The most probable explanation for this is the lifestyle trend 
towards smaller erven, and in Velddrif and Piketberg the latest developments are on 
the fringes of the built edge. 
 

Table 39 :Residential density as per residential node with average erf 
size 

Town/ Residential node Dwelling units 
per hectare Average erf size 

VELDDRIF   
Res. zone 1 (Laaiplek) 4,9 1008m² 

Res. zone 2 (“ou” Velddrif) 5,3 1066m² 
Res. zone 3 (Noordhoek) 20,1 472m² 
Res. zone 4 (Port Owen) 8,6 817m² 

PIKETBERG   
Res. zone 1 (low-cost housing) 10,6 463m² 

Res. zone 2 (remainder) 3,9 1199m² 
PORTERVILLE   

Res. zone 1 (remainder) 4,2 1265m² 
Res. zone 2 (low-cost housing) 18,4 317m² 

DWARSKERSBOS   
Res. zone 1 (old town) 12,3 807m² 

Res. zone 2 (Kersbosstrand) 14,6 680m² 
EENDEKUIL   

Res. zone 1 (remainder) 2,7 1659m² 
Res. zone 2 (low-cost housing) 12,7 269m² 

REDELINGHUYS   
Res. zone 1 (remainder) 4,3 1199m² 

Res. zone 2 (low-cost housing) 11,7 320m² 
AURORA   

Res. zone 1 (remainder) 4 1696m² 
Res. zone 2 (low-cost housing) 13,3 501m² 

 
The relatively low densities can be explained and should be monitored in accordance 
with the percentage cover of the respective land-use categories in each town (see 

                                                 
78 Urban Edge Guidelines, Dec 2005 
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Table 26).  The ownership of land complicates the reaching of targets in that the 
“release” of such land for specifically middle- to high- income housing (i.e. erf 
1144, Velddrif) is determined by economic indicators and not government- 
orchestrated density targets.  The application of density measures as a “reduced-
form” measure would only come about when the owner of vacant land decides to 
submit a development proposal.   
 
It is notable that the most recent approval of land-use applications by the local 
authority and PGWC has not necessarily improved the urban densities as illustrated 
in the following table. 
 
Table 40: Densities as per most recently approved land-use applications   

Land-use 
category 

Land-use 
application79 

Land cover 
(%) 

Erf size Density 

Residential80 Erf 578 (V) 60 500m² to 830m² 12 du/ha 

 ERF 276, 470 
(V) 

58 500m² to 830m² 9 du/ha 

 Erf 535 (V) 
61 (only for 

single 
residential) 

- 14 du/ha 

 ERF 2830/ 
2831(V) 53 Average 268m² 23 du/ha 

 Erf 149 (D) 48 Average 550m² 9 du/ha 
 Erf 1475 (Port) 81 Average 803m² 10,1 du/ha 

 Erf 2530 (Port) 31 (only for 
single res.) 

350m² 21,2 du/ha 

AVERAGE  56  14 du/ha 
 
The previous table indicates that five (all situated in Velddrif and 
Dwarskersbos) of the seven land-use applications combine to provide for 1137 
vacant erven (see table 24) at a gross density of 14 dwelling units per hectare.  
 
The point of departure is that densities are determined by the number of 
cadastral units zoned as residential zone 1, as per total extent of a geographic 
space.  The densities were determined from the premise that for all the towns it is 
assumed that each cadastral unit contains one dwelling unit.  It is acknowledged that 
there are residential neighbourhoods that accommodate group housing, flats and 

                                                 
79 Refers to the land-use applications in Tables 24 and 25, also see Annexure 9 (randomly 
chosen) – all situated within the existing “urban” edge BSDF.2002; 
80 Refers to the land-use applications in Tables 24 and 25, also see Annexure 9 

town house assortments but due to the scale it has a minimal impact on densities.  
Within the premise of one dwelling per cadastral unit certain alterations to densities 
can occur through the application of the following means: 

·  size or extent of urban land-use areas that accommodate, i.e. erven, open 
space, roads, etc; 

·  layout; and  
·  form. 

 
The Bergrivier Municipality should not enforce unrealistically high densities on 
future developments as it might compromise the “development ability” of a land 
unit.  The Municipality should, however, consider density targets.  These density 
targets should be based on existing urban form, residential typology, residential 
preference, etc. 
 
There is an almost insignificant demand for group housing or town house 
developments, with the demand for single-residential units associated with freehold 
title, the dominant trend.  The phenomenon within the housing market of preference 
for single-residential units constitutes a restraint on densification in that the only 
remaining remedies are smaller erven and additional units.  The exception to the rule 
is a demand for retirement villages.   
 
The average size of erven (except low-cost housing) in Velddrif is 963m², while in 
the Central Places it is more than 1000m² and for the isolated villages even bigger.    
Given the previously determined minimum size of 500m² and 480m² for a 
residential erf as imposed by the Municipality and the average size of new 
developments (see Table 39), it is proposed that the average erf size of new 
developments should be around 666m² (within a residential land cover of 56%).  
Residential densities in the Coastal Towns and Central Places should not be 
below 15 dwelling units per hectare for single-residential units.  A density 
target of 10 dwelling units per hectare is appropriate for the isolated villages.  
The minimum size of erven in existing residential areas should conform to the 
current policy applied by the Municipality (see Table 40). 
 
The Municipality should have an open-minded approach in respect of 
development offsets if a land-use application contains group housing and / or 
town houses that would generate a higher density than required.      
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Table 41: Density targets81 

Town 

Residential 
density target 
(du/ ha)82 – 

absolute 
minimum 

Average 
erf size 
(m²)83 

Minimum erf 
size84 

Minimum erf 
size85 (applied 

by 
Municipality) 

Velddrif/ 
Laaiplek 15 666m² Dependent on 

density target 500 m² 

Dwarskersbos 15 666m² Dependent on 
density target 500 m² 

Redelinghuys 10 - - 480 m² 
Aurora 10 - - 480 m² 

Eendekuil 10 - - 480 m² 

Piketberg 15 666m² Dependent on 
density target 480 m² 

Porterville 15 666m² Dependent on 
density target 

480 m² 

 
The Municipality should also consider alternatives for densification other than the 
compulsory restrictions on new developments.  The subdivision of existing 
residential erven and the possibility for additional dwelling unit(s) is supported in 
favour of the amendment of other land-use restrictions contained in the scheme 
regulations of the various towns, i.e. height, bulk factor, etc.   
 
Subdivision: 
The size of erven (see Table 38) and the proposed minimum size of existing 
improved or vacant erven (see Table 40) should guide decision-making on land-use 
applications for subdivisions.   
 

                                                 
81 To be measured and reassessed in 2013. 
82 Applicable to new developments in mid value, high value and luxury house price range areas 
(see table 38); at 56% residential land cover. 
83 Applicable to new developments in mid value, high value and luxury house price range areas 
(see table 38); average of development opportunities. 
84 Applicable to new developments in mid value, high value and luxury house price range 
areas(see table 38). 
85 Applicable to existing improved or vacant erven in the mid value, high value and luxury 
house price range areas. 

As an example for possible densification through the subdivision of existing erven 
the increase in gross density in two residential zones within Velddrif, is not major 
(see Table 42).     
 

Table42: Examples of increased densities through subdivision 
Zone 1 – Laaiplek before after 

Area of zone 105,05 105,05 
Total residential erven area (ha) 52,23 52,23 

Number of residential erven in zone 518 518 
140%: number of residential erven in zone  725,20 

Nett residential density 9,9 du/ ha 13,88 du/ ha 

Gross residential density 4,9 du/ ha 6,90 du/ ha 

Zone 2 – “ou” Velddrif   

Area of zone 180,30 180,30 
Total residential erven area (ha) 102,58 102,58 

Number of residential erven in zone 962 962 
140%: Number of residential erven in zone  1346,80 

Nett residential density 9,3 du/ ha 13,13 du/ ha 

Gross residential density 5,3 du/ ha 7,47 du/ ha 

 
Additional Dwelling Units: 
The proposal on additional dwelling units to be allowed on a cadastral unit zoned for 
single-residential use should be subject to the consideration of local indicators 
considerate of the possibility that a haphazard urban structure might result which 
would not be desirable.  The principle that should apply in the consideration of such 
an application is “movement back to the core” or described by the metaphor of the 
“cupcake”86.   As mentioned, the urban structure of the major towns does not 
resemble the traditional land-use theory of a dense urban structure at the centre 
(normally the Central Business District) and less dense areas on the periphery.  The 
sectoral land-use model, but specifically the multi-nuclei model that characterises 
the towns, complicates the implementation of a general strategy.  An example of the 
“abnormality” within the urban structure of Velddrif would be the northern part of 
Laaiplek where the “new” developments in the high value to luxury house price 

                                                 
86 Provincial Spatial Development Framework (PSDF – November 2005) 
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range, with densities of about 10 du/ha, are situated alongside an area that 
accommodates affordable housing at a very high density.  It is proposed that the 
local municipality allow one additional dwelling unit on erven zoned for single 
residential use if the size of the erf is larger than 500m² (in all of the towns) but the 
current positioning of the primary dwelling does not allow subdivision within the 
parameter of a minimum erf size.  The municipality should, however, consider the 
availability of municipal services to the neighbourhood and not the individual erf, in 
the evaluation process.   
 
The formulation of a densification policy (including and not restricted to the 
before mentioned) should be the subject of a study to formulate a Spatial 
Development Plan for each of the respective towns and promote the 
neighbourhood area concept of Bioregional Planning.  
 
It is proposed that in the absence of such a policy an application for group housing 
and/ or townhouses (including a development proposal for more than one additional 
dwelling unit per cadastral unit zoned for single residential use) should be evaluated 
within the parameters of desirability that promote densification, nodal development, 
development alongside corridors and structural and functional associations with the 
surrounding area.   
 
It is absolutely crucial that the Municipality re-evaluate the density targets proposed 
by this BSDF after the measurement thereof in five years time.  With regard to low-
cost housing a development-specific decision-making process is proposed to 
determine the applicable densities and associated erf size.  The placement of low-
cost housing should be in accordance with the proposals of the BSDF (for the 
Bergriver Housing Master Plan to adopt these guidelines).    
 

 
 
The methodology applied to determine the densities with subsequent effect on the 
delineation of the urban edge is portrayed in Figure 10.   
 
 

CHAPTER 7: 10 
CONCLUSION 

• Gross residential densities 
between 4 and 6 du/ha; 

• Gross population densities 
between 5 and 34; 

• Densities and average erf 
size differ vastly between 
areas with different house 
price range; 

• Densities of recently 
approved developments 
average 14 du/ha with an 
average erf size of between 
500 m² and 830m²; 

• Municipality allow 
subdivision to a minimum 
of 500m² for Velddrif/ 
Dwarskersbos and 500m² 
for the rest; 

• “Horizontal” densification 
most obvious route but time 
consuming; 

• “Vertical” densification 
probably not feasible – 
demand, distances, cost, 
structure, etc;  

 

PROPOSALS 

• Consider density targets of 
14 and 15 du/ha;  minimum 
erf size of 666m²  for new 
developments; 

• Consider development 
offsets; 

• Allow subdivision; 

• Allow additional dwelling 
units – promote “movement 
back to core” principle 
(cupcake); 

• Consider neighbourhood 
planning to eradicate hap-
hazard urban structure; 
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Figure 10: Methodology to determine densities  

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Number of residential 
erven per hectare 

 

�

Estimates within urban built edge 

Total square metres that amounts to 
the sum of all erven (gross):   

·  Residential 
·  Industrial 
·  Business 
·  Other  

Total square metres of residential erven 
(nett)  

Number of residential erven 

ASSUMPTIONS 
·  All built residential erven have one 

dwelling unit 
·  A proportion of vacant erven to always feature as 

surplus (“friction inventory”) in any urban 
settlement 

·  Housing typology 
o Affordable:  R 0 – R 300 000 
o Mid value:  R300 001 – R 800 000 
o High value:  R 800 001 – R 1 500 00 
o Luxury:  R1 500 001 - > 

 

Number of residential erven per 
hectare (as per housing category/ 
“resident zone”) 

Total square metres of 
residential erven as per 
housing category (gross) 

Number of built 
residential erven as per 
housing category 

Population density: number 
of people per square metre Total square meters that amounts to the sum 

of all erven (gross) within the built edge 
Number of people living 
in urban area 
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Chapter 8: Urban Land Transaction 

Table 43: Urban Land Transaction: Residential 

Town87 Land-use 
category88 

Description Projected 
demand – 2013 

Amount of 
vacant erven 
available - 
within the 
built edge 

Proposed 
vacant 

residential 
erven (within 
2002 urban 

edge) 

Available 
vacant 

residential 
erven (within 
2002 urban  

edge) 

Projected 
demand for 
residential 

erven89 

Surplus/ 
(shortfall) - 
within 2002 
urban edge 

Proposed 
vacant 

residential 
erven (outside 

2002 urban 
edge) 

Surplus 
(vacant res 

erven) - 
within 2002 
urban edge  

plus proposed 
/ (shortfall)90 

Velddrif/ 
Laaiplek/ 

Noordhoek 
 

(+ 3 300) 

Residential 

Luxury/ high 
value 

Mid value 
Affordable 

 

1002 123691 223892 870 1368 100593 2373 

Dwarskersbos Residential Luxury/ high 
value 

174 units 
annually for the 
next 5 years = 

870 
319 11194 420 8795 333 73996 1072 

Piketberg 
(+ 1 400) Residential 

Luxury/ high 
value 

Mid value 
Affordable 

314 8697 400 225 175 131398 1488 

Porterville 
(+ 1000) 

Residential 

Luxury/ high 
value 

Mid value 
Affordable 

90 units annually 
for the next 5 

years = 450: for 
each town thus 
about 225 erven 54 8399 137100 225 -88101 250102 162 

 

                                                 
87 See table 36 for Urban Land Transaction in Isolated Villages  
88 Exclude low cost housing as per waiting list  
89 Five year projection period; include all four house price categories  
90 Five year projection period; include all four house price categories  
91 Include all relevant land-use applications referred to in table 24 
92 Include 150 low cost housing units 
93 Include all relevant land-use applications referred to in Table 24 
94 Include all relevant land-use applications referred to in Table 24 
95 Calculated as a proportion of the demand for the coastal towns; 
96 Include all relevant land-use applications referred to in Table 24 
97 Include all relevant land-use applications referred to in Table 25  
98 Include all relevant land-use applications referred to in Table 25 (erf 2702 and  the proposed “Mooiplaas” development) 
99 Include all relevant land-use applications referred to in Table 25 
100 Excludes development proposal on erf 1475 
101 Excludes development proposal on erf 1475 
102 Include all relevant land-use applications referred to in Table 25 (includes development proposal on erf 1475) 
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103 See table 36 for Urban Land Transaction in Isolated Villages  
104 The calculations for Open Space category include passive and active areas; see IDP 08/09 for needs with regard to active open space (relates to facility not area);  
105 Includes the industrial area east of the N7 national road 
106 The calculations for Open Space category include passive and active areas; see IDP 08/09 for needs with regard to active open space (relates to facility not area);  
107 The calculations for Open Space category include passive and active areas; see IDP 08/09 for needs with regard to active open space (relates to facility not area);  

Table 44: Urban Land Transaction: Community Facilities, Commercial, Industrial, Open Space 

Town103 Land-use 
category 

Description Norm/ Standard Existing extent of land-use 
category (ha) 

Projected demand (ha): 
2008 - 2013 

Required demand as 
per present 
population 

Consumption as 
strategic “infill” 

areas 

Surplus/ 
(Shortfall) 

Educational 

1 Primary School per 4 000 
people @ 4 ha per school; 

1 Secondary School for every 8 
000 people @ 5 ha per school 

- 

Does not represent an 
additional primary or 

secondary school 
facility 

3 Primary Schools; 
2 Secondary Schools 

None Surplus Community 
facilities 

Health 1 clinic as per every 10 000 
permanent residence 

- No additional facilities 
necessary 

1 Clinic None Surplus 

Commercial 
  @ 2 m² per person 21.6 ha 0,6 ha 2,14 ha None Surplus 

Industrial   43.2 ha See 7.8.3 - None Surplus 
Active (sports 

facilities) 
59.3 ha 

Velddrif/ 
Laaiplek/ 

Noordhoek/ 
Dwarskersbos 
Pop. 10 700 

(+ 3 300 until 
2013) 

 
Open 

Space104 
Passive 

@ 40 m² per person 
63.8 ha 

13,2 ha 42,8 ha None Surplus 

Dwarskersbos See table 40; additional demand for land-use categories (i.e. business) must be accommodated in new development applications. 

Educational 

1 Primary School per 4 000 
people @ 4 ha per school; 

1 Secondary School for every 8 
000 people @ 5 ha per school 

- 

Does not represent an 
additional primary or 

secondary school 
facility 

3 Primary Schools; 2 
Secondary Schools 

None Surplus Community 
facilities 

Health 1 clinic as per every 10 000 
permanent residence 

- No additional facilities 
necessary 

1 Clinic None Surplus 

Commercial  @ 2 m² per person 31.2 ha O,2 ha 2,38 ha None Surplus 
Industrial   76.2 ha105 See 7.8.3 - None Surplus 

Active (sports 
facilities) 

15,6 ha 

Piketberg 
Pop. 11 900 

(+ 1 400 until 
2013) 

 

Open 
Space106 

Passive 
@ 40 m² per person 

14,65 ha 
5,6 ha 47,6 ha None Shortfall 

(22,95 ha) 

Educational 

1 Primary School per 4 000 
people @ 4 ha per school; 

1 Secondary School for every 8 
000 people @ 5 ha per school 

- 

Does not represent an 
additional primary or 

secondary school 
facility 

2 Primary Schools; 
1 Secondary School 

None Surplus Community 
facilities 

Health 1 clinic as per every 10 000 
permanent residence 

- No additional facilities 
necessary 

1 Clinic None Surplus 

Commercial  @ 2 m² per person 12.5 ha 0,2 ha 1,58 ha None Surplus 
Industrial   10.5 ha See 7.8.3 - None Surplus 

Active (sports 
facilities) 

7 ha 

Porterville 
Pop. 7 900 

(+ 1 000 until 
2013) 

 

Open 
Space107 

Passive  
@ 40 m² per person 

29.9 ha 
4 ha 31,6 ha None Surplus 



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

79 

Chapter 9: Overarching Urban Growth Management Framework  
  

Table 45: Overarching Urban Growth Management Framework  
Planning context Planning paradigm Local interpretation Planning proposal Planning outcome 

Strategic approach 
Implement a dynamic strategic 
planning process rather than an 

incremental approach 

Determine what the “desired” spatial order should be and implement actions 
accordingly 

Effective planning rather than ad-hoc 
decision-making 

Prioritization of towns for fixed 
capital and social investment 

Confirm the three major towns as “growth points” ; identify and strengthen 
the Unique Selling Point (USP) of a town 

Focused investment 

Promote the resource potential and 
economic stimulants of the various 

towns 

Identify, articulate and strengthen  the comparative advantage (i.e. coastal 
towns); position of compromise: allow for pioneering opportunism to 

advance local development opportunities; 

Strengthening of the local economy 
through the effective use of resources 

 Ensure continued growth and development of the urban function through the 
sustainable provision of goods and services 

Normal free market demand and 
supply to determine urban function 

Space economy 
(hierarchy of towns) 

Implicit survival strategies for 
stagnant or shrinking places to 

generate own development 
opportunities 

To allow a “functional space” for the isolated villages to accommodate any 
type of development on condition that it is not “downplayed against more 
suitable settlement options where the cumulative effect would be far 

greater than at another location” 

A “window of opportunities” created 
within the isolated villages to 

manufacture possible growth and 
development 

Re-structuring of the apartheid layout 
Position of compromise: correct structural inefficiencies where possible and 
appropriate; do not limit “new” growth  opportunities through rigid spatial 

guidelines; 

Create more equitable socio-
economic benefit and mixed-use 

integration 
Create more densely populated urban 

areas 
Position of compromise: aspire for higher densities through infill 

development on strategically located vacant land; 
Realistic residential densities as per 
local circumstances and possibility 

National and 
Provincial policy 

Integrated human 
settlements 

Eradicate segregated residential 
neighbourhoods 

Allow for the natural transition of neighbourhoods to multi-racial areas; 
Accommodate residential land-use within preferred local choice; 

More vibrant multi-functional 
residential neighbourhoods 

Central place 
function 

Protect and 
strengthen the role 

and function of towns 

Consolidate function and adjust to 
changed demand and supply through 

innovative spatial proposals 

Position of compromise: ground spatial proposals on the fundamentals of 
the urban dynamics i.e. nodes, corridors, sense of place, heritage and cultural 

attributes, etc. 
Sustainable urban settlements 

Support an urban framework that 
accommodates a five year land-use 

demand 

Delineate an urban edge contributing to the optimisation of the local 
economic potential and urban function in association with the environmental 

and biodiversity sensitivity; ensure sustainability in municipal service 
delivery 

An urban edge that allows for 
progressive urban growth and 

development/ not a mere reduced-
form measure 

Creates a checklist that provides for 
the interpretation of local 

circumstances 

Position of compromise: allow for an equilibrium between the social, 
political, economic, environmental and built elements as informants to the 

delineation of the urban edge 

An urban edge that accommodates 
pro-poor policies and simultaneously 

adhere to higher order policy 

Urban structure 
and functionality 

Delineation of an 
urban edge 

Implement a cost-benefit analysis of 
development proposals to determine 

possible offsets and favourable on-site 
scenarios 

Implement flexibility towards the evaluation (by government) of any 
development proposal where the merit is not exclusively based on the 

locality in relation to the urban edge but on the contribution towards a more 
functional urban area 

A scenario for the approval of a 
development proposal that constitutes 

an amendment to the urban edge 

Local Perception Bioregional planning 
Accommodate and integrate local 
needs and perceptions into spatial 

planning proposals 

Domesticate higher order policy through an analysis and assessment process 
with subsequent local policy derived from an interactive process of 

communication and participation 

Spatial proposals for local 
implementation supportive of higher 

order spatial policy 

Spatial Planning 
Categories 

Land use 
classifications 

Establish management guidelines for 
land-use (land cover) per land-use 

category 

Create categories of land-use supported policy directives and strategies that 
acknowledge the integrative  relationship between the ecological processes 

and the local needs and perceptions 

Realistic management guidelines to 
be imposed by land owners in 

existing use of land 
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E. URBAN EDGE  DELINEATION 
 

Chapter 10: Urban Edge Rationale 
 
This Chapter focuses on the rationale behind the delineation of an urban edge as the 
core output of the BSDF.  The planning paradigm for the delineation of an urban 
edge is provided by the PSDF108 and the subsidiary Urban Edge Guidelines.   
 
The relationship between a clearly determined urban edge and the economic-
development dynamics of towns is both complex and highly significant. From an 
urban-edge perspective the goals, which have been carefully set out in this report, 
include 
 
·  protection of the environment against urban sprawl and other 

environmental risks, 
·  strengthening the racial and social cohesion of the urban community, 
·  keeping infrastructure costs down, 
·  encouraging cluster effects in local retail, industrial, services and other 

development spheres. 
 
In the case of low-population settlements or towns, these goals would normally 
suggest fairly strong measures to prevent undue sprawl and encourage at least the 
stipulated residential and other densities. 
 
However, parallel to the goals related to spatial containment we have the economic-
growth goal which has to be based on the different factors determining local 
economic activities and the attraction of new investments, enterprises and activity 
clusters. 
 
It is one of the challenges underlying this report and the proposals for the urban edge 
to reconcile these two sets of goals which in the case of smaller settlements like 
those in the Berg River municipal area may easily be in conflict with each other. 
 
The delineation of an urban edge is a renowned planning tool for the management 
and control of urban expansion.  An urban edge acts as a kind of magnet in 
channelling urban growth into the desired direction so as to maximise issues such as 
cost-effectiveness and minimise issues such as intrusive land-use.  The Urban Edge 
Guidelines acknowledge that the use of urban edges to direct growth and to protect 

                                                 
108 Provincial Spatial Development Framework (PSDF – December 2005) 

the environment, leads to negative consequences, but that benefits derived from 
improved land-use management, balance out the negative consequences.  
 
This was for instance demonstrated in the delineation of an Urban Development 
Boundary by the Municipality of Johannesburg so that they could refuse 
development applications beyond a particular boundary, to limit urban sprawl and 
the need for expensive infrastructure that the city would have to put in to service 
outlying areas for high and middle income housing, if developed109.  This situation 
came about through the imperative of government to acquire land that would give 
access to the poor.  The provisions in the Development Facilitation Act (DFA), 
which was designed to rapidly release land to meet the nation’s goals of providing 
housing and services to the poor, were subsequently used by developers of high 
income housing and commercial development that led to the fast-tracking of high 
income, uncontrolled development.  Please note: we are considering the same 
principles as relevant throughout the country with regard to the creation of an outer 
urban boundary but for implementation in the context of “small” towns with little or 
no inherent stimulants for growth and development.   
 
It is deemed, and correctly so, the intention of government and subsequent outcome 
of an urban edge, as one planning mechanism, to restructure the present-day urban 
layout (reconfigure apartheid spatial relations110) to foster social cohesion as 
primary objective to a more cost-effective urban environment and the protection of 
sensitive ecological systems and high potential agricultural land from urban land 
consumption.  The “consistency principle” as a prerequisite for local spatial 
development frameworks is accepted from a “position of compromise” as promoted 
in this planning intervention and the “implementation” latitude provided for in the 
higher order policy.  The strong interconnectedness between the delineation of an 
urban edge associated with urban densities as entrenched in present-day spatial 
planning is, however, seen as a sentimental approach when enforced in “smaller” 
towns.  The eventual implementation of this planning paradigm should be measured 
through the consideration of local development informants. 
 
It is paramount that the delineation of the urban edge needs to be instrumental 
in creating a better urban environment for each of the 7 towns concerned.  The 
attributes of each town as informants to the “desired” spatial order need to be 
considered in the delineation process in a manner that subscribes to the principles 
and goals of this planning intervention.  The importance of creating a balance in 

                                                 
109 Urban land: space for the poor in the City of Johannesburg; Planact and the University of 
the Witwatersrand’s Centre for Urban and Built Environment Studies 
110 National Spatial Development Perspective  



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

81 

the delineation process between the goals and objectives of government and the 
local environment as supplemented by the unique selling point(s) of each of the 
respective towns, cannot be over-emphasised.  
 
The Overarching Growth Management Framework proposes three guidelines that 
serve as “local interpretations” of the planning endeavour to delineate an urban edge 
namely, 

·  Support an urban framework that accommodates a five-year land-use 
demand; 

·  Create a check-list that provides for the interpretation of local 
circumstances; and 

·  Implement a cost-benefit analysis of development proposals to determine 
possible offsets and favourable on-site scenarios. 

 
The following position towards the delineation process has been adopted: 

·  To create compact but functional urban settlements; 
·  To optimise the use of urban resources; 
·  To eradicate fragmentation of urban structure; 
·  To promote mixed use development; 
·  To acknowledge uniqueness and inbuilt character of urban settlements; 
·  To ensure the efficient use of infrastructure; 
·  To acknowledge impact of natural features on urban structure; 
·  To facilitate an urban-rural transition zone; and 
·  To create a scenario of compromise towards urban restructuring111. 

 
The functions of an urban edge112 can thus be construed to be threefold, namely:  

·  It is a means of restructuring the urban areas and integrating the currently 
segregated social groups and urban uses; 

·  It is a growth management tool, used to limit sprawl and the outward growth of 
urban areas, in favour of densification and infill development, to ensure the 
more efficient use of resources and land within the urban area; and 

·  It is a conservation tool, used to exclude certain elements of the environment 
from the urban area, in order to protect and preserve it, or to discourage its 
development in the short to medium term, while the long term implcations are 
uncertain. 

 

                                                 
111 Tender Document; 31 August 2007  
112 Provincial Urban Edge Guidelines, Dec 2005 

The delineation of an urban edge113 needs to ensure a density target of 25 dwelling 
units per hectare within a period of five to ten years and / or meaningful 
consolidation of apartheid town elements.  The dilemma arises when guidelines 
supported by set targets for the delineation of an urban edge are uniformly applied 
within the typology of settlements.  The dissimilarities between settlements 
necessitate localised planning and local considerations that would work against a 
uniform approach to the delineation of an urban edge.  This is where we propose a 
position of compromise with regard to density targets (see table 40). 
 
An urban edge would consist out of segments divided by fixed points as part of a 
“solid, uninterrupted and rigid line” that would be subject to “fractional” 
amendment.  The Guidelines propose a ranking of these segments in terms of 
priority for the purpose of preserving the edge.  This results in the prioritisation of 
segments of the edge in relation to possible amendments over time.  The need for 
amendments can materialize because of unprecedented growth and / or 
development. A high priority edge would, however, restrict amendment thereof with 
the converse possible at a low priority edge if the situation so requires.  Any 
amendment must only be considered if and when an applicable threshold is reached.  
These thresholds are to be determined by projections of possible demand measured 
against current need and supply (see tables 43 and 44). Note that these thresholds 
are almost insignificant for the delineation of the urban edge for the towns in the 
Bergrivier municipal area.  The application of the evaluation model (see Sections 
11.4 and 11.5) to determine the impact of a land unit on the desired urban structure 
and function is considered more appropriate.      
 
The Urban Edge Guidelines114 state that the policy relating to the amendment of 
edges remains a function of the PSDF, therefore no edge amendment or designation 
of a segment as suitable for amendment would be considered unless it complies with 
the policy.   
       
The thresholds for the BSDF urban edge as determined in tables 43 and 44 relate to 
the extent of land associated with a particular land-use category.  The situation can 
arise where a demand for a particular land-use category is determined by location 
rather than vacant land available.  This is particularly relevant to a possible need for 
industrial land in Porterville in that the best locality for additional land would be 
adjacent to the existing industrial area.     
 

                                                 
113 Provincial Spatial Development Framework, November 2005 
114 Provincial Urban Edge Guidelines, Dec 2005 
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The urban edge should be a solid, uninterrupted and rigid line with the following 
inherent symbolism, namely, 

·  Represents a purpose drawn line with fixed points115; 
·  Sensitive towards growth and development dynamics that manipulate 

urban land-use demand and supply i.e. along development corridors; 
·  Considerate of entrepreneurial spirit and / or free market demand and 

supply during the process of delineation; 
·  Assign all land-use within as complementary to the urban function; 
·  Guide urban related land-use and associated function(s) within the 

parameters of the urban area (enabling mechanism not a limiting tool116);  
·  Possible to deviate from cadastral boundaries; 
·  Accommodate “non-urban” land-use (conservation areas, agricultural 

areas) if geographic location is or will be part of the urban area 
·  Accommodate intrusive “non-urban” land-use (waste disposal sites, 

quarries, etc) if geographic location is or will be part of the urban area;  
·  Indicative of an urban/ rural transitional area; 
·  Constitutes a hard or soft edge; and 
·  Includes vacant land (undeveloped and/ or underdeveloped) that is 

earmarked to absorb projected urban growth. 
 
All land-use applications submitted to the relevant authorities after the 
approval of an urban edge would still be subject to the normal legislative 
procedures.  These applications must also be evaluated in terms of other urban 
land-use management guidelines which complement the alignment of the urban 
edge.   
   
Ideally, the alignment of the urban edge should accommodate the projected demand 
for a certain land-use category within the particular town.  This demand should span 
at least a five year planning time-frame.  
 

COASTAL TOWNS 
 
In terms of the urban-edge challenge, these places are constantly under pressure to 
shift the urban-development space to provide more land for property sales, housing 
estates, gated communities, etc. Typical examples are new developments east of the 

                                                 
115 Urban Edge Guidelines, Dec 2005 
116 Provincial Urban Edge Guidelines, Dec 2005 
 

coastal road in Dwarskersbos and pressures to extend the coastal settlement stretch 
further north and south.  It is however, crucial that the strengthening of the unique 
selling points of Velddrif and Dwarskersbos should prevail as informants and be 
instrumental in the delineation of an urban edge.  
 
It is also only natural that with the stream of these visitors and home-buyers steadily 
increasing (and property developers trying to meet these demands in a profitable, yet 
affordable way) there is great pressure to cross “existing” urban edges.   
 
A particular challenge created by these coastal places is the wide gap between 
regular and seasonal inhabitants – often by a factor in excess of 1: 10.   
Dwarskersbos with a regular population of about 800 swells dramatically over the 
December and January period. This is less in the case of Velddrif, given its broader 
economic base (population about 10 700), but the seasonal influx still boosts the 
demand for services. 
 
There is little planning logic in the urban structure of Velddrif which is most 
profoundly displayed by the golf course (surrounded by open space) that is situated 
in the “centre” of town and the “spatial” dominance of the natural features.  This 
structure is a typical example of the old apartheid planning layouts, with a 
correction by default now apparent in that the areas between the low cost housing 
and the coast is to be developed with “up-market” urban land-use.  The present 
spatial configuration fails to capitalize on its inherent natural resources and the 
unique comparative advantages offered by its location and setting.  In 
Dwarskersbos the coast as a natural feature, is the dominant spatial determinant.   
 
The urban edge to the east of Velddrif must wrap-up the potential of upstream river 
frontage developments to allow for a book-end to urban related opportunities.       
 
The notion of natural features that define the urban structure should be influential to 
also manufacture and consolidate a more compact urban form.  For Velddrif this 
form should optimize the use and conservation of the river downstream.  Urban 
development on the southern banks of the river should consolidate biodiversity 
conservation and tourism opportunities through appropriate land-use.  Any 
development should simultaneously maximize economic, social and environmental 
returns from a “business unusual” approach.  The opportunity presents itself for 
alternative usage of the Cerebos salt mining works that feature as the dominant 
landscape at the southern entrance to the town.  This will also contribute 
significantly to unlock inherent tourism potential and bolster economic growth. 
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CENTRAL PLACES 
 
Piketberg and Porterville are established towns with long histories, well connected 
with road (and rail) links, a solid base in the agricultural sector and distinct 
additional functions. In the case of Piketberg (population about 11 900) public-
sector activities (related to the municipal offices, district offices, provincial 
government offices and other public functions) provide a solid base for the local 
economy. In Porterville (population 7 900) recreational and tourism activities 
complement agriculture to provide the lifeblood of the local economy. Both towns 
are unlikely to expand fast, but they have strong foundations. 
 
In terms of the urban-edge challenge the pressures are not as strong as with the 
coastal towns, and public-sector attitudes should probably be fairly flexible if 
requests come up, since the land usage around the town is less sensitive to such 
expansions. 
 
 

ISOLATED VILLAGES 
 
Here we have the typical “stagnant” or “shrinking” places which are often a 
headache for municipalities, due to low revenue generation and high demands for 
subsidization of (at least the minimum) local services. They are also the places 
where unemployment and poverty are most difficult to address. 
 
Aside from the accommodation of farm workers involved on the nearby farms and 
certain central-place functions, these small towns have no autonomous income base. 
Given its attractiveness for tourists, Aurora has some tourism potential and 
Eendekuil as the place with a train-station closest to Citrusdal has some broader 
economic base. 
 
In these small places the urban-edge challenge has little significance, since investors 
rarely come forward with land-use requests. In fact, it can be argued that in and 
around these places urban-edge conditions should be interpreted in a fairly flexible 
way to attract whatever income- and job-creating activities come forward. An 
example would be a nearby farmer who wants to transform his buildings into 
tourism or retirement facilities (without making undue demands on municipal 
services). 

 
 
The following flow diagram illustrates the methodology used in determining the 
urban edge.  It was impossible to address the delineation of the urban edge of seven 
towns as a collective given the inherently different characteristics.  The resulting 
urban edges should however correspond with the pre-determined planning 
principles, spatial goals and objectives as mentioned in previous chapters. 

CHAPTER 10 
CONCLUSION 

• Urban edge: tool for the 
management and control of 
urban expansion; Goals – 
densification/ re-structuring 
of apartheid town; 

• Provincial policy allows 
some leeway; 

• Need to reconcile the two 
sets of goals – spatial 
containment/ economic 
growth; in smaller 
settlements it might even 
be in conflict with each 
other; 

• Consider local 
circumstances to create a 
better urban environment; 

• The relationship between a 
clearly determined urban 
edge and the economic-
development dynamics of 
towns is both complex and 
highly significant; 

PROPOSALS 

• Consider local informants 
in equilibrium; 

• Create a relative situation 
and not an absolute; 

• Apply a position of 
compromise w.r.t. 
provincial targets;  

• Urban edge as a 
management tool to direct 
the urban structure not 
inflexible;   

• Urban edge as a 
conservation tool should 
allow compromise to 
stimulate growth 
opportunities; 

• Coastal Towns – strong 
pressure on edge; seasonal 
influx; accommodate 
particular growth 
dynamics;  

• Central Places – apply a 
fairly flexible approach; 

• Isolated Villages – urban-
edge challenge has little 
significance; 
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Figure 11: Methodology to determine Urban Edge
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Chapter 11: Urban Edge Delineation 
 
11.1 Local Perception 
 
The following comment was received at public meetings (April 2008): 
 
Velddrif:  

·  concern about the location of the 150 low-cost houses under construction  
which seems to perpetuate the apartheid layout; (the BSDF did not have 
any input into the location of the 150 houses); 

Dwarskersbos: 
·  no comment 

Piketberg:  
·  need to identify vacant land with infill opportunities; 

Porterville:  
·  no comment 

Redelinghuys: 
·  no comment 

Aurora: 
·  the urban edge need to correspond with the current built area (or outer 

urban boundary) of the town with emphasis on the preservation and 
conservation of the cultural and heritage character of the town;   

Eendekuil:  
····  no comment 

 
See annexure 1 for comment received on Draft BSDF 2008..  
 
11.2 Urban Edge Delineation Criteria (checklist approach) 
 
The BSDF applies a similar approach as the Provincial Urban Edge Guidelines to 
the delineation of the urban edge in that “the criteria and issues to be considered are 
so divergent, a typical “checklist approach” would have to be used in determining 
which of the factors and issues are of relevance to a specific urban area”117. 
 
The checklist provided in the Urban Edge Guidelines has been considered, revised 
and clustered in order to incorporate, amongst others the local sentiment.  Additional 
criteria were created to foster a more representative approach tailored around the 
prevailing circumstances of the municipal area and to accommodate the economic 

                                                 
117 Provincial Urban Edge Guidelines, 2005 

impact. This is a dimension of urban development that was omitted from the Urban 
Edge Guidelines. Annexure 11 contains a detailed description of each criteria.     
 
We developed an evaluation model to assist with the measurement of the impact 
(positive or negative) of a land unit on the desired urban structure and function.  The 
model determines the relative desirability of a land unit to be considered part of the 
urban area within a five-year planning timeframe.   
 

Table 46 
Urban Edge criteria: Evaluation Model�
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The criteria were designed to accommodate indicators of possible development 
potential and were subsequently weighted and measured on a scale from 1 to 10.  
The maximum point that illustrates positive desirability is 18 against a negative 
score of minus 7.  The weight for each criteria was determined by its approximate 
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impact on desirability with the economic contribution considered as most 
significant.  The model operates as a unit within a multiple set of criteria that as a 
collective produce a score.  Note that these scores are purely relative, not 
absolute.  
 
The application and results of the model are as reflected in Section 11.3 and 
Annexure 11.  The results of the model are complemented by positive / negative 
mapping within a Geographic Information System (GIS).  Data for use in the GIS 
was obtained from ENPAT (Environmental Potential Atlas) and RAVA (Risk and 
Vulnerability).  The data represents information on the landscape features, heritage 
elements, agricultural soils, conservation sites and ecological resources and disaster 
risks.   
 
11.3 Urban Edge Measurement 
 

COASTAL TOWNS 
 

Figure 12 
Urban edge measurement: Velddrif 

Urban Edge Measurement: Velddrif
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According to the “urban land transaction” no additional residential land is required 
in Velddrif that currently falls outside the 2002 urban edge (see Table 43).  Table 
25 indicates that a number of land-use applications are under consideration with a 

contribution of 1005 additional erven to the 2238 available within the 2002 urban 
edge (see Table 43).   
 
Of the land units evaluated “around” Velddrif, land-use applications have been 
submitted for Portion 1 of the farm Flaminke Vlei, 54 (indicated as 1.54 in Figure 
12) and Portion 2 of the farm Annex De Plaat, 113 (indicated as 2.113 in Figure 
12).       
 

Figure 13 
Urban edge measurement: Dwarskersbos 

Urban Edge Measurement: Dwarskersbos
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According to the “urban land transaction” no additional residential land is required 
in Dwarskersbos that currently falls outside the 2002 urban edge (see Table 43).  
Table 25 indicates that one land-use application is under consideration with a 
contribution of 739 additional erven to the 420 available within the 2002 urban edge 
(see Table 43).   
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CENTRAL PLACES 
�

Figure 14 
Urban edge measurement: Porterville�
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According to the “urban land transaction” additional land for residential 
development is required in Porterville to accommodate 88 erven (see Table 43).  
Table 25 indicates that two land-use applications have been submitted to the relevant 
authorities for consideration.  These two applications would provide for an 
additional 250 erven which would surpass the projected residential demand for land. 
 
With regard to low-cost housing the waiting-list displays an additional demand for 
715 houses.      
 
 
 
 
 
 
 
 
 
 
 
 

Figure 15 
Urban edge measurement: Piketberg 

Urban Edge Measurement: Piketberg
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According to the “urban land transaction” no additional residential land is required 
in Piketberg (see Table 43).  Table 25 indicates that two land-use applications are 
under consideration with an estimated contribution of 1313 additional erven that 
would cater for the residential demand for land.  There is a shortfall in passive open 
space as illustrated in table 44.  This demand should feature strongly as a land-use 
category when applications for new developments are evaluated.   
 
With regard to low-cost housing the waiting-list displays an additional demand for 1 
353 houses.      
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ISOLATED VILLAGES 
 
The application of the checklist approach to determine the urban edge for the 
isolated villages was not deemed necessary due to limited development 
opportunities and an almost zero economic growth rate. 
 
All new demand for land should be evaluated on the merit of the development 
proposal and be subject to local input and incorporate localised settlement growth 
dynamics.     
 
The only pressing need to consider is at Redelinghuys where mention is made of a 
proposed development by the Dutch Reformed Church.  The land is situated to the 
east of the existing town.  The area contains a sensitive ecological system but an 
agreement has been negotiated with the Municipality to provide erven 382, 385 and 
386 as proclaimed nature conservation areas under the stewardship programme of 
Cape Nature (see Figure 14). 
 

Figure 16 
Extract from Council Agenda 

9.2.3 REQUEST FOR STEWARDSHIP : ERVEN 382, 385 AND 386, 
REDELINGHUYS (RDH382) 
BK 2333    RESOLVED 
 
1. That Mayoral Committee Resolution BK 2167 of 16 October 2007 be 
rescinded;  
2. That Council (the Mayoral Committee) authorize the Municipal Manager 
to enter into a stewardship agreement with Cape Nature regarding Erven 385 and 386, 

Redelinghuys with the understanding that provision will be made for oxidation dams 
on Erf 385, Redelinghuys;  and 

3. That accommodation of the oxidation dams on Erf 385, Redelinghuys be 
addressed in the stewardship agreement with Cape Nature. 
  
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

CHAPTER 11: 11.4 
CONCLUSION 

• “the criteria and issues to 
be considered (in the 
delineation of an urban 
edge) are so divergent, a 
typical checklist approach 
would have to be used 
(Urban Edge Guidelines – 
PSDF); 

• Measurement criteria 

– To determine the impact 
of a land unit on the 
desired urban structure 
and function; 

– 4 categories (heritage/ 
natural - , agricultural, 
built, economic); 

– 15 criteria; 

– Weighted (positive and 
negative criteria); 

····  Findings relative not 
absolute; 

PROPOSALS 

• Articulate desirability not 
by a “score” but by 
relativity;  

• No dire need in any of the 
towns to apply a rigid 
urban edge; 
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11.4 Segmentation of Urban Edge 
 
According to the growth requirements for a five-year planning timeframe the 
delineated urban edge of the major towns would not come under threat.  The urban 
edge for the major towns would therefore remain constant due to a lack of 
“unprecedented growth and / or development”.   
 
The prioritisation of segments of the edge would not be an imperative for the 
management of urban growth and development in the municipal area.  Some areas 
adjacent to the current urban areas would however, need protection.  These 
occurrences were incorporated in the evaluation criteria of each land unit as part of 
the evaluation process.     
 
See Chapter 12 for proposals to manage the urban edge.  
 
11.5 Strategic Vacant Land 
 

COASTAL TOWNS  
 
VELDDRIF  
 
The town of Velddrif does have strategic vacant land to accommodate infill 
development.  These land units are situated around the golf course that forms the 
“centre” of the town.  
 

Erf number 192 
Portion  Total land unit 
Erf size 4.88 ha 
Owner Velddrif Municipality 
Title deed T44730/1996 

1 

Proposal Mid value housing 
 

Erf number 383 
Portion Total land unit 
Erf size 2.7156 ha 
Owner Educational Trust 
Title deed T7227/1973 

2 

Proposal Mid value hosuing 
 

Erf number 188 
Portion Total land unit 
Erf size 8000 m² 
Owner Educational Trust 
Title deed T6879/1953 

3 

Proposal Mid value housing 
 

Erf number Situated between sports field and new low cost housing project  
Portion Section adjacent to low cost housing area 
Erf size Approx. 7.4 ha 

4 

Proposal Affordable housing 
 

Erf number 1283 
Portion Southern portion of land unit 
Erf size Approx. 26.5 ha 
Owner Bergrivier Municipality 
Title deed  

5 

Proposal Affordable housing/ Industrial  
 

Erf number 1099 (Open Space) 
Portion Total land unit 
Erf size 5.13 ha 
Owner - 
Title deed Not registered 

6 

Proposal Mid value housing 
 

Erf number 1098 (Open Space) 
Portion Total land unit 
Erf size 1.80 ha 
Owner - 
Title deed Not registered 

7 

Proposal Mid value housing 
 

Erf number Erf 471 
Portion Sections of the land unit 
Erf size 223,2856 ha 
Owner Velddrif Municipality 
Title deed T28103/1970 

8 

Proposal To be determined 
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Erf number Erf 472 and 764 
Portion Total land unit 
Erf size .856 ha; 2 ha 
Owner Velddrif Municipality 
Title deed T11910/1957; T3755/1983 

9 

Proposal Affordable housing 

 
 
 
 
 
 
 
 

CENTRAL PLACES  
 
PIKETBERG  
 
The town of Piketberg has got limited opportunities for infill development on vacant 
land to cause densification and manufacture the restructuring of the apartheid 
layout.   
 

Erf number 3278 
Portion Total land unit 
Erf size 1.0295 ha 
Owner Piketberg Municipality 
Title deed T 89352/1999 

1 

Proposal Affordable housing/ Mid value hosuing 
 

Erf number 1339 
Portion Total land unit 
Erf size 3400m² 
Owner Swartland Div. Council 
Title deed T15853/1984 

2 

Proposal Affordable housing/ Mid value housing 
 

Erf 
numbers 

1002, 138 and 161 

Portion 1002 – total land unit, 138 – portion of land unit, 161 total land 
unit 

Erf size  
Owner  
Title deed  

3 

Proposal Mid value housing, business 
 

Erf number Farms 118, 464 and 458 
Portion Portions next to R531  
Erf size 25 ha (118) 
Owner Sweet Africa Prop. Pty (118) 
Title deed T99409/2003 (118) 

4 

Proposal Affordable housing 
 

1, 2 and 3 4 

7 

6 

5 

Map 17 

8 

9 
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The area to the north of the main entrance to Piketberg from the N 7 national road 
should be the subject of a comprehensive urban development proposal.  This area 
includes amongst other the hospital, cricket field, caravan park, show grounds and 
some municipal (traffic) offices (erf numbers: 3327, 1769, 3326, 3324, 3325, 1008 
and 2218 and others).  It furthermore accommodates vacant land (approximately 
3.82 hectares) that can add immense value to the present urban configuration and 
densification targets if the existing land-use is intensified.   
 
 
 
 
 
 
 
 
 
 
 
 
 

PORTERVILLE 
 

Erf number The area between the Porterville Cellars and the business node 
Portion The portions that border onto main road 526    
Erf size Approx. 5.37 ha 

1 

Proposal Affordable housing/ Mid value housing 
 

Erf number The area between the existing built edge and the road 2 
Proposal Affordable housing/ Mid value housing 

 
Erf number 1227 
Portion Total land unit 
Erf size 10 000m² 
Owner Government of the Western Cape 
Title deed T7492/2003 

3 

Proposal  Mid value housing 

 
 

1 

3 

4 

2 

1 

Map 18 

Map 19 

3 

2 
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ISOLATED VILLAGES 
 
EENDEKUIL 

Erf number Erven 65 
Portion Remainder of the land unit 
Erf size Approx. 2,38 ha 
Owner Bergrivier Municipality 
Title deed T123373/1997; T31002/2004 

1 

Proposal Affordable housing 
 

Erf number Erven 64  
Portion Total land unit 
Erf size 1.7 ha  
Owner P.Matthee;  
Title deed T19126/1997  

2 

Proposal Affordable housing/ Cemetery 
 

Erf number Erven 287  
Portion Total land unit (subject to further site-specific investigation) 
Erf size 3.1746 ha  
Owner A.J.Liebenberg 
Title deed T31008/2004 

3 

Proposal Affordable housing/ Cemetery 
 

Erf number Erven 69  
Portion Total land unit (subject to further site-specific investigation) 
Erf size 3.1606 ha  
Owner Bergrivier Municipality  
Title deed T33878/1985 

4 

Proposal Affordable housing 

AURORA  
 

Erf number Erf 279 
Portion Total land unit 
Erf size 1,86 ha 
Owner E.M.Leeuwen 
Title deed T101998/2004 

1 

Proposal Affordable housing 
 

Erf number Erf 225 
Portion Total land unit 
Erf size .66 ha 
Owner Bergrivier Municipality 
Title deed T12078/1998 

2 

Proposal Affordable housing 
 

Erf number Erf 206 
Portion Total land unit 

3 

Erf size 1.4075 ha 

1 

Map 20 

2 

4 

3 
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Owner Bergrivier Municipality 
Title deed T21714/1952 
Proposal Mid value housing 

 

 
 
 
 
 
 
 
 
 
 
 
 

REDELINGHUYS  
 

Erf number Erven 360 
Portion Total land unit 
Erf size 1,7 ha 
Owners C.Halgryn 
Title deed T71344/2003 

1 

Proposal Affordable housing 
 
 

1 

1 

Map 21 

Map 22 

2 
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Chapter 12: Bergrivier Urban Edge Proposals 
  

12.1 Delineation (should be read with Section 11.3) 
 
The delineation of the urban edge was done within the following framework:  

····  achieve a realistic target of densification over time and to 
restructure the apartheid layout; 

····  create a better urban environment; 
····  consider the equilibrium between the social, economic, political, 

built and environmental elements that constitute present-day 
society; 

····  take cognisance of the local characteristics, needs and 
perceptions that dominate the landscape; 

····  promote the unique selling points of the area; and  
····  optimize urban growth and development in relation to 

conservation.  
 
The edge is defined and indicated on maps either as a rigid line or a soft line.      
 
Rigid urban edge: the land unit will have an absolute positive impact on the 
urban structure and function;  
 
Soft urban edge: the impact of the land unit on the urban structure and function 
to be the subject of further site-specific research and evaluation in order to 
decide what portion of the cadastral unit should be included. 
 

COASTAL TOWNS 
 
Major changes are apparent for the urban edges of Velddrif and Dwarskersbos 
in relation to the existing urban edges as proposed by the previous Spatial 
Development Framework. 
 
The urban edge in the north-western section of Velddrif (Laaiplek) has in 
recent times taken shape through the approval of two development applications 
of major proportions (see table 24).  Another development is proposed on erf 
3606 that was the subject of a transfer agreement between the local authority 
and a property owner / developer.    
 

Urban development on the southern banks of the Bergriver was previously not 
considered appropriate because of mainly environmental and visual 
sensitivities118.  The extension of the urban edge to the south of the Berg River 
is motivated by the consideration of informants at a regional, municipal and 
local level.  Site-specific research and investigations were not conducted as part 
of this evaluation.    
 
The consideration of the equilibrium between the political, economic, built, 
social and environmental elements that constitute present-day Velddrif is 
paramount in the evaluation.  The following arguments conclude the 
motivation to extend the urban edge of Velddrif to beyond the southern 
side of the Berg River. 
 

1. Political 
 
The administrative boundaries of the Bergrivier Municipality have been re-
demarcated in December 2002.  As a result, the riparian farms to the south of 
the Berg River up to the Bergrivier Station have been included in the Bergrivier 
municipal area.  The downstream area on the southern side has previously been 
within the Vredenburg and / or Saldanha Bay municipal areas.       
 
Thus the situation before 2002 implied that any urban-related development on 
the southern side would have been administered by an authority “isolated” from 
the activity core.    
 

2. Economic 
 
Economic criteria, as part of the evaluation model, are considered as the most 
significant indicator.  The policy sentiment by government to promote public 
and private investment in areas with economic growth potential is deemed 
paramount.  Similarly, the issues of a declining economic growth-rate, 
decreasing importance of certain economic sectors, clustering opportunities, 
strengthening of unique selling points, comparative advantages and property 
ownership were informants to the delineation of the urban edge.     
 
This diversity of growth factors has been one of the strengths of the Velddrif 
region but, given the relatively small population, it has also been a limitation, 
since the cluster effects (and economies of scale) of the different growth 
processes were distinctly limited. 

                                                 
118 Lower Berg River Subregional Structure Plan, 2001 
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It has been widely acknowledged that with the present constraints in the two 
core economic sectors (fishing and agriculture), tourism would be the only 
significant growth motor for the Berg River towns and Velddrif in particular.  
This phenomenon would impose a change to the make-up of the economic base 
of Velddrif.  Any proposed urban edge for Velddrif should thus enable market 
forces to capitalise specifically on the changing spatial dynamics of the towns’ 
local economy and the unique comparative physical attributes and locational 
advantages of the town.  The recently demarcated Priority Tourism 
Development Areas then also included Velddrif and Dwarskersbos.   
 
The Growth Potential of Towns in the Western Cape study119 identifies 
economic opportunities within Velddrif as consisting of: 
·  Potential for tourism development by building on the sense of place of the 

area as a West Coast fishing village. 
·  Potential to tap the Provincial market and other markets for second homes. 
·  The town requires major infrastructural improvements in order to fully 

optimise its development potential. 
·  In terms of Overall Development Potential, Velddrif ranked 41st out of 131 

towns surveyed. 
 
The study120 further proposes that development should be strategically planned 
and systematically managed, whereby the future positioning of a town in the 
region (or local municipal area) is carefully evaluated regarding its 
development potential and capacity to fulfil a strategic niche in the economic 
space of the local municipality.  The neighbouring Saldanha Bay area has been 
identified as a “regional motor” with the consequence of strengthening the 
already strong north-south linkages between Velddrif and the Saldanha Bay 
area. The economic imperative of housing would also feature prominently as a 
further supply-side intervention to maximise the comparative advantages of the 
town.      
 
The closure of the Cerebos Salt works, given its strategic location and inherent 
attributes, provides an unprecedented west coast opportunity to consider 
development possibilities that could bolster the local supply-side interventions 
directed towards economic growth and in particular eco-tourism and 
aquaculture.   
 

                                                 
119Growth Potential of Towns in the West Coast, March 2005   
120 Growth Potential of Towns in the Western Cape, 2005 

Note that the following information has been provided to the author and cannot 
be verified as correct or final121. 

····  The Cerebos works currently contribute about 143 (direct and 
indirect) jobs to the local economy;    

····  Flaminke Vlei Development Proposal: Sustainable employment 
created during construction: 7430; 

····  Flaminke Vlei Development Proposal: Sustainable employment 
created during operation: 1847; 

····  Flaminke Vlei Development Proposal: Sustainable employment 
created during operation of marina and associated facilities: 
1250; and 

····  Flaminke Vlei Development Proposal: Property rates and taxes 
post completion of the development (on residential properties 
alone) are estimated at R 6.59 million per annum (using 2008 
property cent-in-rand tariffs).  

 
The economic benefits of urban development on the southern side of the river 
are thus indisputable.   
 

3. Built 
 
The principles promoted by the National Spatial Development Perspective 
(NSDP), support economic growth in the context of an investment focus on 
areas with economic potential but in association with a redress of the current 
social inequalities by investment in “people not places”.  The NSDP suggests 
that in order to overcome the spatial distortions of apartheid, future settlement 
and development opportunities should be channeled into activity corridors and 
nodes that are adjacent to or link the main growth centres.  Urban development 
on the southern side of the river would facilitate the strengthening of an activity 
corridor between Saldanha Bay and Velddrif.  
 
The Provincial Spatial Development Framework (PSDF – November 2005) 
raises two main problems with regard to the restructuring of settlements.  These 
are the separation of different activities under the assumption that the private 
motor vehicle could determine functionality and the continued existence of 
“colour-coded” suburbs.  Development proposals to be executed on the 
southern banks of the Berg River should heed not to aggravate the urban 
structural and functional deficiencies of Velddrif.  The present urban structure 
of Velddrif does not reflect the normal composition of a town as the historic 

                                                 
121 Urban Dynamics Western Cape INC, June 2008 
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function and natural features dominate the spatial order rather than the land-use 
associations.  This multi-nuclei spatial structure would change with the 
proposed extension of the urban area.  It would spatially create a new urban 
node, on an activity corridor, that is separated from the existing urban 
configuration by the river.  Any development proposal for this particular area 
should also benefit the existing urban profile.  This must be ensured in the 
evaluation of site-specific land-use proposals.          
 
In the context of Velddrif the phenomenon of spatial segregation and “colour 
coded” suburbs are confronted by the physical integration of Noordhoek with 
the surrounding urban area.  This is made possible by the following spatial 
interventions, namely: 

····  The already approved residential developments of erven 470 and 
578; 

····  Private investment through development on erf 3606;  
····  Public investment through development in the south-western 

section of erf 1283;   
····  The consideration of development proposals for erf 2855 (golf 

course); and  
····  Prioritised infill development on vacant land between the sports 

fields (Laaiplek) and the existing built area (Noordhoek).    
 
Urban planning elements like structural integration, densification, natural 
absorption areas, access to transport routes, proximity to built areas; ability to 
accommodate a specific urban land-use category and site-specific obstacles 
were criteria applied in the evaluation model. Not all urban design principles as 
addressed in the PSDF, were considered in the delineation of the urban edge, as 
it “falls” outside the scope of this spatial intervention.  The importance thereof, 
is not overlooked and should be the subject of neighbourhood plans and 
considered in site-specific research and investigation.     
 
The proposal to accommodate urban-related activities on the southern side of 
the river is subject to the area being included within a soft urban edge.  This 
implies that site-specific research and investigation is needed to support any 
development proposal.  The approval of such a proposal would imply the 
creation of a solid, uninterrupted and rigid edge.        
 
The provision of bulk service infrastructure to Velddrif and Dwarskersbos is 
mainly from the southern side of the Berg River along the R27.  These services 
include the provision of electricity, water and solid waste disposal as well as 
telecommunication.   Connection onto the existing bulk infrastructure network 

would be feasible.  The “developer pays” principle must apply for any 
proposed development within the soft edge on the southern side of the river.   
 
The particular goal to delineate an urban edge in order to effect cost savings on 
public transport and infrastructure would not be applicable to Velddrif.  The 
reasons are the absence of a public transport system and the implementation of 
the “developer pays” principle.     
 

4. Social 
 
The effect of the most important issues (see Section 1.2) that characterise 
spatial development (urban environment) is: 
·  Stagnation of possible social cohesion; 
·  Continued spatial segregation i.t.o. race and “class”;   
·  Dilution of resources due to fragmented investment;  
·  Destabilization of the role of urban settlements; 
·  Sterile and solitary land-use urban neighbourhoods; 
·  Low-density urban settlements; 
·  Unproductive urban areas; and  
·  Delayed urban growth and development.  
 
The physical integration of Noordhoek with the surrounding areas would be 
achieved in absolute terms with social integration to be probably achieved 
through property ownership.  Similarly any development proposal should 
display a recognition of and association with the socio-economic circumstances 
prevalent in Velddrif.  Development proposals should furthermore include 
interventions (social responsibility) within communities with these actions to 
be part of project management during the phases of construction and 
operations.  The type of actions may differ but should be consolidated in a trust 
or other beneficiary organisation.  This kind of development offset possibility 
has as yet not been exercised by the municipality.  
 
The West Coast Poverty Alleviation Strategy, 2004122 states that Velddrif has 
an unemployment rate of 16.4% with 57% of the employed population working 
in elementary occupations (i.e. unskilled or semi-skilled).  Furthermore it 
identifies that 70% of the households in the Bergrivier municipal area can be 
classified as “low income” households with 507 recipients (11.57%) of grants 
residing in Velddrif. 
   

                                                 
122 West Coast Poverty Alleviation Strategy, 2004  
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The town is thus in dire need of interventions that would facilitate socio-
economic development. 
 

5. Environmental 
 
Any proposal to accommodate urban-related activities on the southern 
side of the river should be subjected to thorough environmental research 
and assessment.  Ecologically sensitive areas, such as wetlands, should be 
avoided, and all developments should preferably be sited on disturbed sections, 
for instance marginal, cultivated lands that can no longer be economically 
farmed, or the man-made Cerebos saltpan after the decommissioning thereof.  
The area at this saltpan as well in its surrounds is highly disturbed, and the 
agricultural potential (dry land farming) is very low.   
  
Should, in the area to the south of the Berg River, any critical biodiversity areas 
be present, these should be avoided and adequate buffer zones be created to 
protect them.  The following issues relate to the functioning of the ecological 
system and/or protection of the cultural landscape: 
 

····  Visual impacts are important in this type of landscape (open terrain) 
and care should be taken that the character of the existing natural and 
built environment be advanced and not compromised. 

····  Slipways and jetties within the tidal section of the Berg River will 
need permits from CapeNature to adhere to the Sea Shore Act, 1935 
(Act No. 21 of 1935).  These structures are known to cause damming 
of water upstream from the mouth of the river, and should thus be 
avoided where not appropriate. 

····  Erosion of the river banks should be avoided by encouraging natural 
vegetation to establish there or aesthetically acceptable man-made 
structures should be built to stabilize the banks.  No dumping of 
excavated material should take place on the southern bank. 

····  Pollution of any kind, but especially organic, should be avoided, 
especially to the Berg River.  This specifically applies to safe sewage 
disposal. 

····  Threats to the fauna and flora that exist in the lower Berg River 
should be avoided and/or mitigated. 

····  Adequate management and control of any development near or on the 
southern bank is vital. 

····  Archaeological heritage should be preserved. 
 
 

The Provincial Spatial Development Framework (PSDF – November 2005) 
states under the objective to protect biodiversity and agricultural resources, that 
mariculture and aquaculture projects “should be permitted provided they do not 
exceed ecological and visual impact carrying capacities”.  The proposals123 
provided to the author identify the intention to develop a marina and a “large 
scale” aquaculture development on portions 1 and 13 of the farm Flaminke 
Vlei, 54.    
 
The before-mentioned arguments in favour of an extended urban area on the 
southern side of the Berg River do consider the common good of all inhabitants 
of Velddrif.  It is absolutely essential that the local communities be afforded 
opportunities to partake in the conceptualisation and evaluation of any 
development proposal before closure by the authorities.  
 
The evaluation criteria for the proposed development at De Plaat should be 
similar as it is also included within a soft urban edge.  The smallholdings 
situated to the east of De Plaat would ensure a gradual transition zone towards 
the eastern hinterland.      
 
The proposed development to the south of Dwarskersbos introduces an 
approximate 600 metre extension of the built edge and is to be included within 
a soft urban edge.  The development density of 11.2 du / ha should be increased 
with the proposed land-use categories to benefit the urban profile of 
Dwarskersbos.  Here we refer to the possibility of a business component on the 
northern perimeter of the development proposal.  
 
An interesting phenomenon is that Noordhoek (including the newly 
developed 150 low cost houses) will become an “integral” part of Velddrif 
when development proposals are exercised on erven 3606 and 470.    
 
The proposed urban edge creates a relative desirability of development on erf 
1283 in that the northern section of the erf would be less desirable to develop 
than the southern part.  The row of erven adjacent to Voortrekker Street (from 
the reservoir stretching westwards) is kept within the urban edge (see Chapter 
4). 
 
For a comprehensive illustration of the proposed urban edges for Velddrif and 
Dwarskersbos see Annexure 13, maps III and VIII. 

                                                 
123 Urban Dynamics Western Cape INC, June 2008 
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CENTRAL PLACES 
 
Minor changes are apparent for the urban edge of Piketberg in relation to the 
existing urban edge as proposed in the previous Spatial Development 
Framework. 
 
The proposed urban edge in Piketberg conforms to the BSDF (2002) proposal 
except that the edge in the north-western part becomes a soft edge. 
 
Major changes are apparent for the urban edge of Porterville in relation to the 
existing urban edge as proposed in the previous Spatial Development 
Framework. 
 
The urban edge in Porterville differs significantly from the BSDF (2002) 
proposals.  The inclusion of vast pieces of farmland to accommodate future 
residential developments has been amended.  The land (farm 13207) earmarked 
for low income housing to the south-west of the existing low cost housing area 
is deemed inappropriate as well as the farmland to the north-east of the golf 
course and dam.   
 
The proposed urban edge includes two development applications submitted to 
the relevant authorities within a rigid edge and land to the west of the town 
within a soft edge.           
 
For a comprehensive illustration of the proposed urban edges for Piketberg and 
Porterville see Annexure 13, maps V and VI. 
 

ISOLATED VILLAGES 
 
Minor changes are apparent for the urban edges of Eendekuil, Redelinghuys 
and Aurora in relation to the existing urban edges as proposed in the previous 
Spatial Development Framework.   
The urban edges for Eendekuil, Redelinghuys and Aurora are similar to the 
SDF (2002) proposal.   It is proposed that these edges be seen as rigid edges. 
See Annexure 13 maps II, IV and VII. 
 
 

12.2 Management 
 
Authority on the delineation and amendment of an urban edge as part of a 
Spatial Development Framework, resides with the Provincial Government. 
 
It is foreseen that no changes to the urban edge within the planning timeframe 
of five years would be required.  The local municipality would however, need 
to consider the re-alignment of the soft edge if and when a development 
application is submitted.  This should not involve an amendment to the 
Bergrivier SDF given the nature and the context of a soft edge.  If an 
amendment to a rigid urban edge is considered such an amendment, if granted, 
would imply an amendment to the BSDF. 
 
The BSDF (2002) prescribes development guidelines for applications that is 
still applicable, given the scope of this BSDF (also see Chapter 4).   
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F. SPATIAL PLANNING CATEGORIES: LOWER BERG RIVER 
 
Chapter 13: Spatial Planning Categories: Farms south of the Berg River  
 
The following map indicates the farms south of the Berg River that are part of the 
Bergrivier municipal area.  
 

 
 
Spatial Planning Categories are to reflect desired land-use classifications to inform 
future planning and management.   The farms under discussion are located within 
the Cape West Coast Biosphere Reserve (CWCBR).  The CWCBR is formulating a 
Spatial Development Plan and the situation presents itself for shared interpretation 
and effective coordination of planning.  The implementation of the functions of a 
Biosphere Reserve should dictate land-use management within the Reserve.   
 
The spatial planning categories as proposed have been created and spatially 
allocated in association with the relevant land owners.   

See annexure 6 for a detailed analysis and description of the spatial planning 
categories and Annexure 13 for the spatial indication thereof. 
 
 
 
 
 

Map 23 
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G. IDP SPATIAL IMPLICATIONS 
 
Chapter 14: Spatial Implications of the Bergrivier Integrated Development 
Plan 
 
The spatial distribution of the allocations in the municipal budget is depicted in 
Annexure 13, map IX. 
 
The allocation of the capital budget as depicted in the Bergrivier Integrated 
Development Plan 2008/2009 is as follows: 
 

Table 47: Allocations of capital budget 
Bergrivier 5,551,000 8,6% 

Velddrif 33,429,000 52,1% 

Piketberg 19,073,001 29,7% 

Porterville 3,256,000 5,0% 

Aurora 790,000 1,2% 

Eendekuil 41,000 0,06% 

Redelinghuys 1,137,000 1,7% 

Wittewater 800,000 1,2% 
 

Figure 17: Capital budget 
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The bulk of the capital funds are for the upgrade and maintenance of municipal 
service infrastructure. 
 
Five items on the municipal budget for implementation in 2008/2009, have 
significant spatial implications in that land needs to be obtained.  The six items can 
be listed as follows: 

1. Piketberg: new houses (RDP) – R 10,000,000.00; 
2. Velddrif: new houses (RDP) – R 13,000,000.00; 
3. Redelinghuys: library - R 950,000; 
4. Wittewater: library – R 800,000.00; and 
5. Aurora: crèche – R 450,000.00. 

 
It is significant to note that the allocation for Piketberg within the capital budget 
contains a contribution towards housing that amounts to 52, 4% of the total 
allocation. 
 
The IDP 2007/2008 states that there is a need for certain urban facilities that would 
have a spatial implication.  These needs are as follows124: 

1. Noordhoek: play parks – use existing land unit; no progress as yet; 
2. Porterville: play parks - use existing land unit; no progress as yet; 
3. Eendekuil: Sports fields - use existing land unit; 10% progress as yet; 
4. Aurora: Sports fields - use existing land unit; 1% progress as yet; and 
5. Bergrivier: Housing.   

                                                 
124 Draft Bergrivier IDP 2008/2009, May 2008 
 



   

BSDF: Bergrivier Spatial Development Framework, 2008 

 

����������		�
��
�	�������������		�
��
�	�������������		�
��
�	�������������		�
��
�	����������
��� ����
�������
�������
�����
����
���
����
���
����
���
����
���������������
������������
������	��
��
	 ������������ �� �!"���	��

101 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

References 
 

1. Bergrivier Municipality, Draft Bergrivier Municipal Integrated Development Plan 
2008/2009, May 2008;  

2. Bergrivier Municipality, Bergrivier Spatial Development Framework,2002; 
3. Bergrivier Municipality, Raamwerkplan Piketberg Industria, Crous Steyn en 

Medewerkers, 1984; 
4. Bergrivier Municipality, Bergrivier Municipal Integrated Development Plan, 

2006/2007; 
5. Bergrivier Municipality, Spatial Development Plan for the Coastal Area between 

Velddrif and Elands Bay, January 2005 (Draft); 
6. Bergrivier Municipality, Draft Housing Master Plan, May 2008; 
7. Bolioli, T, The Population Dynamics behind Suburban Sprawl, p 9, May 2001; 
8. Hartshorn,T, Interpreting the City: An Urban Geography, 1980, p105; 
9. National Spatial Development Perspective, 2005; 
10. NBER Working Paper Series, Urban Growth and Housing Supply, Working Paper 

11097, January 2005; 
11. Ontario, Chapter 1, Urban Sprawl Cost Us All; 
12. Provincial Government Western Cape, Socio-Economic Profile: West Coast District 

2007, Working Paper;  
13. Provincial Government Western Cape, Provincial Growth and Development 

Strategy, 2005; 
14. Provincial Government Western Cape, Provincial Urban Edge Guidelines,  2005; 
15. Provincial Government Western Cape, Growth Potential of Towns in the Western 

Cape, 2005; 
16. Provincial Government Western Cape, Provincial Spatial Development Framework 

,November 2005; 
17. Provincial Government Western Cape, Consolidated Annual Municipal 

Performance Report, 2005/2006; 
18. Saldanha Bay Municipality: Draft Saldanha Bay Spatial Development Framework, 

2008; 
19. Urban land: Space for the poor in the City of Johannesburg; Planact and the 

University of the Witwatersrand’s Centre for Urban and Built Environment Studies, 
2007; 

20. Vander Merwe,I.J, Die Stad en sy Omgewing”, Van der Merwe, 1987; 
21. West Coast District Municipality, West Coast Region Poverty Alleviation Strategy, 

2007; 
22. West Coast District Municipality, Growth Potential of Towns in the West Coast, 

March 2006; 
23. West Coast District Municipality, West Coast Spatial Development Framework, 

2002; 
24. West Coast District Municipality, Draft West Coast Regional Spatial Development 

Framework, 2008; 
25. West Coast District Municipality, West Coast Urbanization Strategy, 2002 
26. West Coast District Municipality, Lower Bergriver Sub Regional Structure Plan, 

2001. 

Map 24 


