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Disclaimer

Three Strategic Spatial Priorities
Bergrivier Spatial Development
Amendment

Framework

The Bergrivier Municipality initiated a spatial pilaing
intervention in July 2007 under a project known @s
amendment to the existing Bergrivier Municipal Sglat
Development Framework (BSDF.2002) in order to @eat
up-to-date Bergrivier Spatial Development Framework
(BSDF). This initiative does not comprehend as outcoma
fully fledged broad-based Spatial Development Fraark as
most prominently promoted in the Local Government
Municipal Systems Act, 2000 (Act 32 of 2000) buthex a
more issue-orientated approach to address stratggatial
planning elements that require immediate consigerat The
raison d'étre is two-fold in that Provincial Government
demanded certain present-day spatial planning vetgions
and the Bergrivier Integrated Development Plandaltlito the
need for the existing Spatial Development Frameworle
upgradedin the context of current national, provincial and
regional spatial policy. The tender notice put forward at the
time by the Bergrivier Municipality identified theore output
of the amended BSDF to be the following:
- A delineated urban edge for Velddrif, Laaiplek
(including Port Owen & Noordhoek), Dwarskersbos,
Aurora, Redelinghuys, Eendekuill, Piketberg,
Porterville;

! Bergrivier Integrated Development Plan, 2007

Inclusion of the farms south of the Berg River; and
To reflect the spatial implications of the Bergeivi
Municipality’s current Integrated Development Plan.

This Bergrivier Spatial Development Framework (BSDF
focuses on the urban environment and for complstenaly,
includes some of the original content of the oldsian that
specifically relates to the rural spatial compongwat literary
falls outside the scope of the appointment. Thmgoon the
urban environment is supported by the integratiébriocal
circumstances and specialist knowledge within Rrawi
Guideline$ (based on literature research) it also necessitte
further limited desk research on urban componemnid a
includes the application of an econometric modeddtermine
demand trends.

The Bergrivier SDF does not include a Strategiciiemvnental

Assessment (SEA) but considered biophysical andiveesity

elements in the determination of the spatial issie=mmed as
core output from this study. This planning initrat also did

not re-do any socio-economic profilihdue to the availability
of sufficient up-to-date information on the statu® within the

municipal area.

BSDF.2002

Bergrivier Spatial Development Framework,
2002

2 Provincial Spatial Development Framework, Dec 2005
Provincial Urban Edge Guidelines, Dec 2005
¥ PGWC Socio-Economic Profile: West Coast Distrig0?2
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BSDF Bergrivier Spatial Development Framework,
2008

SEA Strategic Environmental Assessment

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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Chapter 1: Introduction

11 Planning Area

The Bergrivier municipal area is situated in thesdiction area of the West
Coast District Municipality and surrounded by father B Municipalities
namely Saldanha Bay to the west, Swartland to ¢luiths Cederberg to the
north and Witzenberg (Cape Winelands District Mipafity) to the east.

Bergrivier

The municipal area is bordered in the west by tHantic Ocean, in the east by the
Groot Winterhoek mountains and landlocked withia #rea are the Piketberg and
Aurora mountains with the Berg River defining theuthern boundary of the
municipality. The Verlorenvlei and the northerrctien of the Groot Winterhoek
mountains define the northern boundary.

The Bergrivier municipal area is approximately 4437 km?2 in size with nine
settlements of which three can be classified wittie context of Bergrivier, as
major towns namely Piketberg, Porterville and Veldd Piketberg serves as the
administrative centre of the Bergrivier Municipglit These three major towns are
respectively between 100 and 140 kilometres fronpeC@own, with Velddrif
situated at the coast and in close proximity toSh&lanha Bay urban configuration.
The three major towns are actually located at oselto the southern boundary of
the municipal area which define their respectivatisp associations with each other
and beyond.

The four other towns that reflect more or less lsimi
population size albeit different functions are Dskarsbos,
Redelinghuys, Aurora and Eendekuil and are scaltere
throughout the northern section of the area. Weeremaining
settlements namely Wittewater and Goedverwacht are
Moravian settlements and administered by the Maravi
Church as is Genadenberg. This minor urban nodm ithe
Piketberg mountain but not deemed a settlement.further
concentration of dwellings is found on the premisésthe
Pretoria Portland Cement factory (PPC) a few kiltveseto the
south of Piketberg and at the Voorberg Prison wtlido the
south of Porterville.

soedverwacht
jttewater
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1.2 Planning Statement

The Bergrivier Spatial Development Framework is tobe a
proposal of spatial guidelines to take effect witlm the municipal
area in order to direct future spatial interventions as a result of
growth, development and policy and to reduce devegbonental
disparities. The main emphasis is on the most significanti@pa
problems within the urban environment i.e. urbastreesturing,
urban sprawl and urban functioning.

The most important issues that characterise spdtaklopment (urban
environment) are:
- Continuation of thepartheidurban structure;
Weak development stimulants present in most urbtlements;
Limited progression towards integrated human satlgs;
Containment of certain urban areas in evolving fiomality;
Continued existence of strategically located unttgped and
underdeveloped land parcels;
Sterilization of development opportunities withirfban dynamics;
Steadfastness on the regulatory and design criferighe built
environment; and
A conceived unyielding approach towards progressspatial
development.

The effect of these fundamental issues is:
Stagnation of possible social cohesion;
Continued spatial segregation i.t.0. race and &jas
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 areaigh that it does
not boast a strategic location, intense econontivites, vital urban
settlements, decisive infrastructure or influentitlcilities as
potential growth stimulants. The before mentionede
interconnected and consequently underplay the Ipibssi of
significant economic growth or subsequent return poblic and
private investment. In fact, the main characterisf the area is its
lack of homogeneity in terms of municipal-wide oppaities.
There ares, however, certain distinguishable elésnée. urban
structure and function (three major towns), urbatiirg (sense of
place), rural ambiance and function, economic segriculture,
tourism, recreation) and infrastructure (harbouithwnore potential
of gain and spill-over than others. Within a natuesource context
the area has albeit not phenomenal but certainliguen and
conservation-worthy natural resources that cantfom@s secondary
stimulants to growth.

National and Provincial (spatial) policy sets outision for growth and

development (also see Annexure 2) that promotesainemrinciples

including rapid economic growth, government spegdim be focused on
localities of economic growth and / or potentiabdor future settlement
and development opportunities to be channelled aetovity corridors and

nodes. The spatial order that evolves in the nipali@rea must promote
these principles within a framework that is envir@ntally informed and
sustainability-based, yielding to pro-poor policieshe attributes that can
give rise to this “desired” spatial order should beticulated and

continuously monitored to ensure understanding application thereof in

the context of their domicile.

The Growth Potential of Towns in the Western C&@5' revealed that
small and intermediate towns may play a specifie o the development
within a region as “growth engines” and centresdervice provision but
subject to inherent resources and function. Thelystproposes that

4 Growth Potential of Towns in the Western Cape 5200
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development should be strategically planned antesyatically managed, whereby
the future positioning of a town in the region (ocal municipal area) is carefully
evaluated regarding its development potential amhcity to fulfil a strategic niche
in the economic space of the local municipality.

It is foreseen that the current function of urb@&mtoes in the Bergirier municipal

area would stabilize and strengthen and would gdigenot deviate from present

performance. The town of Velddrif is a case innpan that its role as “place of

supplementary residence” and as a dormitory forkeisr from the Saldanha Bay
area would by far surpass its central place roleven that of a coastal fishing town.
This also implies that the “strategic niche” creldby Velddrif needs the utmost care
and consideration so as to benefit the local mpality rather than become a burden
in favour of the Saldanha Bay conglomerate. Piefton the other hand would
continue as the administrative hub of the regiothve possibility of increased

industrial activities due to its location and seevilemand of the hinterland.

All'in all, planning of the future spatial order in the Bergrivier municipal area
necessitates a focused approach where actions (d#mns) are taken in response
to strategy rather than an incremental approach whee actions (decisions) are
taken in response to circumstances

Figure 1: Dynamic Strategic Planning Process

A What do we want the
spatial order to represent?

—>00

Where are we now?

v

TIME

Supportive of this approach that assesses, analygkbstrategises the spatial order
would be aposition of compromiseto facilitate progression / economic growth
rather than stagnation. Key to the analysis isidleatification of elements which
advance or conversely restrict growth and developnmand especially those
elements that operate within a reality of compleaaad regulations. The existence
of strict and forceful regulatory measures for jgatarly land-use, construction and
the environment coupled with time consuming proegssf evaluation, restrain
“spontaneous” initiative and / or growth and alléav overly control and response
(i.e. NIMBY). Case in point is the positioning anayout (also reference to
infrastructure standards) of low-cost housing inatvis deemed as an “intrusive”
land-use if not linked or adjacent to the existitogyvnship” layout.

A component of spatial planning generally overlabke the formulation of spatial
guidelines for a municipal area is the impact ofemxal forces and alternative
locations for shared land-use between urban ar€hs. specific role of urban areas
does traverse administrative boundaries and coesdlgua webbed approachto
spatial planning should be applied to consider rallevant informants and
opportunities. This would also lead to a positdércompromise whereby the spatial
planning of two neighbouring municipalities must t@mplementary rather than
restrictive.

Figure 2: Position of compromise

A position of compromise is also critical in thelideation of an urban edge
and managing the subsequent outcome in that Goesrtingmould accomplish
initial goals and objectives but simultaneously himdful of the creation of
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equilibrium between the different forces at playthe growth dimension of an
urban area. The position of compromise should efselope 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 positioof compromise albeit still
within the legal framework and relevant policy, but where certain spatial
interventions can be considered as contributing pdsvely to the broader
strategic development path and municipal goals. Tk dilemma would
necessitate progressive thinking beyond the obviousr “prescribed” and
particularly within a spatial context with regard t o land-use management.

Towns with minimal or even non-existing growth pdtel should be receptive

towards any constructive investment as long asddsavalue towards the key
components that sustain its existence. Optimalgaisaf infrastructure and

abandoned facilities, seasonal influx of consummized-use options are examples
of possible progressive land-use requirements wwaild require a compromise

consideration. These developments should, howeaarbe downplayed against
more suitable settlement options where the cunwalagffect would be far greater
than at another location. Each town possesseairténherent attributes that should
be the guiding parameters for investment and fe&rly emphasizes the importance
of the local perception and need.

The purpose of this planning initiative as “conduced” by the Municipality is
to:
Create partnerships and a common understanding hef dpatial
proposition for local urban growth and development;
Represent the local needs and perceptions in Ejpédianing and higher
order spatial policies;
Address the spatial segregation and urban struttatestill resembles the
apartheidplanning paradigms;
Consider urban (and/ or settlement) determinantsdatineate the urban
edge(s);
Provide spatial guidelines for public and privatedstment;
Consider environmental, social, political and eguoiw influence on
present-day spatial planning;
Devise spatial planning categories for the farmgtsof the Berg River;

Reflect the spatial implications of the Bergrivigunicipality’s current
Integrated Development Plan;.

Ensure a collective forward spatial orientation aods sustainable
development; and

Ensure disciplined investment.

Supposed outcomes to be considered in the furthextension of the BSDF are:
Consolidate the collection of programmes as peréarny various role-
players into spatial unison;

A comprehensive rural spatial development policy. (with emphasis on
the coastline, Piket-bo-berg and Porterville moumaea);

Issue-specific spatial development plans; and

A land-use management system.

The principles relevant to the Bergrivier Spati@vblopment Framework are the
following:

Conformity to the basic principles as set out inct®a 3 of the
Development Facilitation Act, 1995 (Act 67 of 1995pr land
development;

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

Facilitate possibilities;

Indicative but not prescriptive;

Precautionary;

Conservation with progression (not conservatioinstagnation);
Sustainable use of resources; ecological equilimriu

Combating local and global climate change;

Enhancement of diversity;

Balanced approach between on the one hand thetiobgof social
cohesion and sustainability and on the other tteel fier 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 thaunicipal area have been
determined, namely:




1.4

BSDF: Bergrivier Spatial Development Framework, 208

Spatial Development Framework
0 Consolidated urban spatial order;
0 Informed urban spatial order;
0 The “triple bottom line” goals; and
0 An “across the board” implementation.
Delineation of the Urban Edge
Restructured urban environment;
Realistic urban densities;
Biodiversity conservation;
Containment of undesirable urban sprawl;
Advance the broader strategic development pathnaunicipal
goals;
Spatial Planning Categories
0 Land-use guidelines for farms south of the BergeRiv
Spatial Implications
o0 Spatially depicted IDP programmes and projects.
Document Structure

O o0oo0oo0oo

This report is structured as follows (with contidueference to the Annexures):

SECTION A

SECTION B

SECTION C

SECTION D

SECTION E

describes the planning dimension and influentiehlivy for
this spatial planning initiative;

a detailed clarification of the development dynami create g
logical understanding for this spatial planningdiative;

a concise reproduction of the BSDF (2002) propasals
considered under the planning statement of the B&DE7);

a focused spatial analysis of the urban compontetsls and
hierarchy; determine growth requirements;

explanation of the rationale for the delineatiorhaf urban

ANNEXURES

edge(s) and subsequent proposals;

SECTION F

creation of spatial planning categories within lf@regional

SECTION G

mapping of the spatial implications of the BerggiviDP 2007.

planning model;

All annexures are complementary to the conterth@fmain

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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Chapter 2: Spatial Characteristics fact sheet
2.1 Regional dynamics

The Berg River (municipal) area forms an integraftpf the West Coast Region
sandwiched in-between the more dominant southern gyl the less prominent
northern part of the district. It has a more laoadi economic functional role than
being a regional or provincial stronghold. Cartlinkages of regional importance
do however exist. Thus, Velddrif and surroundsvighe settlement options to the
Saldanha Bay area, Porterville is a commercial nfudeSaron residents and
Piketberg functions as commercial node for Elanag ®sidents.

The Bergrivier Municipality, together with -
the West Coast District Management Area, N \
Cederberg Municipality and Matzikamma

Municipality contribute 34% of the gross
domestic product of the region. The two
Municipalities of Swartland and Saldanh
Bay contribute the remaining.

The Bergrivier municipal area|
subsequently can be classifiedtesading

water if considered within a contributing
environment towards the provincial
economic goals and objectives.

These goals and objectives relate to t
National Spatial Development Perspectiv
i.e. stimulating economic growth focusin
investment on localities with economig=
growth or potential and the channeling of-
economic development opportunities in
activity corridors or nodes that are adjacept
to or link the main growth centers woul
not envelop the whole municipal area.

80 Kilometers
P

The municipal area is generally described as agmwth area within the Western
Cape, which over the past two decades experiersa@ddannual growth in excess of
the national average. This subdued growth can ke ss a result of four key
factors.

Agriculture, the dominant sector, has been dampedmediroughts, lower
profitability and rationalization of production tatiques

Fishing has also been dampened due to lower casrctieghter controls.

Being located to the north-west of Cape Town, tleaaloes not fall within the
in-migration corridor from the Eastern Cape.

The N 7 transport corridor from Cape Town to Nanaand and further north
(to Namibia and Angola) is only tangential to theumtipal area (with
Piketberg too close to Cape Town to function asgaificant stop for these
trucks).

The Bergrivier municipal area would obviously nadé into oblivion albeit the
economic insignificancewith local contributions to be exploited in ordéy
maximize output that would be supplementary to prymgrowth stimulants which
define the space economy of the Saldanha Bay afé& Saldanha Bay area has
also been identified as one of two emerging se#fgrolusters or “regional motors”
within the Province. This will imply a spill-oveeffect onto the Bergrivier
municipal area but more specifically on Velddrifwthe nature of this spill-over to
probably manifest most prominently in the provisafrsettlement infrastructure.

The key generic issues undermining economic dewedop in the West Coast
Region are identified to be the distance from Capen, low population densities,

low levels of formal education, shortage of skillaor, poor and expensive public
transport and limited access to communication ifesf. These issues are not
prevalent in the Bergrivier municipal area albéi¢ teconomic contribution of the
area is limited when compared to other municipediti An interesting phenomenon
is that the natural resources have limited capaoityphold further development
opportunities similar to the present. The regibowever, has various natural
attributes that possess a value that can be obrealgisignificance for specific

development opportunities i.e. eco-tourism.

® West Coast Region Poverty Alleviation Strategy)20




BSDF: Bergrivier Spatial Development Framework, 208

2.2 Urban settlements

The urban areas within the Bergrivier municipabaresemble a scattered settlement
pattern.

The following is a brief summary of the urban cgnfiation of the towns in the
Bergrivier municipal area.

The BSDF distinguishes between different categoriex settlement composition:

Velddrif, Laaiplek and Dwarskershos are described a “coastal
towns”,

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

COASTAL TOWNS

Here we are looking at popular coastal places\igkldrif (which includes Laaiplek
and Port Owen) and Dwarskersbos, which draw weekagnl day visitors, retirees,
second-home residents and seasonal tourists frope Gawn, the rest of the
Western Cape, other parts of the country and everseas.

2.2.1 Velddrif — Laaiplek — Port Owen

Spatial features

Velddrif (incorporating Laaiplek) functions as acé&b point for the fishing
industry along the West Coast. This is why the ecain base is strongly
geared towards this economic activity, with tourigmd residency for
workers from Vredenburg and other towns as groveeigtres of enterprise.
The most important resources are the sea, theataastironment and the
Berg River estuary. As a satellite town of the \&elourg-Saldanha
industrial and regional core, it has the poterttiaprovide atranquil rural
alternative within short driving time for the employees of theea. This
trend in combination with good accessibility fronag@ Town along the
R27-route contributes towards thgrowth of the residential market,
especially in Port Owen. Therefore a change intlonao the Saldanha Bay
municipal area would probably have been a more tioimal option for
Velddrif. Other positive growth factors are theegtive infrastructure, a
luxury deep-sea marina, salt works and the fact tha town is still
relatively under-developed and therefore has themntial for further growth.
On account of Velddrif's high development potentéid relatively low
needs level, it should opt for fixed infrastructlirevestmenit

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

Urban-edge challenges are substantial along thst @sawell as the Berg
River.

After major challenges in the past Port Owen is reothriving place with
steady investments and a controlled settlement@mvient.

6 Growth Potential of Towns in the West Coast, Ma&26b6
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Solid waste disposal site in Saldanha Bay Municiwaa (existing site at
Velddrif to be rehabilitated);

Airport;

Harbour;

Strong cultural heritage and identity;

Vibrant domestic and international tourism potdntia

Aquaculture and agriculture diversification;

Navigable river;

Municipal infrastructure
Water: Water-supply constraints; Bulk water suppy WCDM
(Withoogte, Moorreesburg); Velddrif/ Dwarskershdis@ated a
quota equal to 11% of the total supply to SaldarVieedenburg
area;
Electricity: sufficient supply; in process of updiag capacity;
Roads: tarred
Sewerage: Velddrif sewerage treatment plant beingraded,;
Spreeuwalle has septic tank and soak-away; regbwh is
serviced by a waterborne system;
Solid Waste: transfer station being constructedgpasal at
Vredenburg waste disposal site; existing site toebabilitated;
Implementation: R7 600 capital contribution to Mipality for
connection to existing network.
It is interesting to note that most of the bulk glypof services

comes from the southern side of the Berg River \ligh solid
waste now also to be disposed of in the SaldanaaBza.

For current land-use applications Sexble 24andAnnexure 9.

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

south of the Berg River into the Bergrivier munali@rea. The exclusion meant
that there was no municipal service authority “bgar According to the Spatial

Development Framework (2002) the northern bankhefBerg River defined the

urban edge, demarcated as a neighbourhood area.

The historic development pattern of Velddrif/ Ldelp and De Plaat also
contributed to the protection of the area to thetts@f the river from large scale
urban activities. The development of the threeesaoh the northern bank was due
to accessibility across the river and the econ@uitvities of the time.

The closure of the Cerebos salt works by 2011 torddecated at the Coega
Industrial Development Zone would be highly sigrafit from an economic and
tourism perspective.

In recent times Velddrif has changed, althoughsintcturally, from an economic
centre for services and processing of fishing agiicaltural products to a more
service-based tourism town.
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2.2.2 Dwarskersbos

Spatial features

There has been strong growth in Dwarskersbos dgcguatrticularly in
the property market, holiday accommodation andisour The sea and
coastal area are the most important natural reseuithe reason for
this can be ascribed to the demand for plots albegcoast and the
tarring of the road between Velddrif and Elands.Bye main function
of the town is to provide holiday accommodation &hce there has
been very little diversification of economic acties in Dwarskersbds

The risk of uncontrolled urban sprawl is particlylastrong in this
booming coastal location;

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

Municipal infrastructure:
Water: sufficient supply;
Storm water, Sewerage and Electricity sufficiengpsy;

Solid Waste: to be disposed of at Vredenburg weistposal
site.

For current land-use applications Sexble 24andAnnexure 9.
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C E N T RAL P LAC ES Piketberg has a relatively “clear” urban edge;

The PPC cement plant can easily be underrated jpositive effect on
the town. Given national cement shortages, thetpaams likely to

In the Berg River area two places (Piketberg andePRdlle) fit into this expand in future;
category. Both are established towns with longohies, well connected - The development of the new Wheatfields Country tEstmoks
with road (and rail) links, a solid base in theiagtural sector and distinct promising and seems to meet urban-edge criteria;

additional functions. In the case of Piketberg (dapon about 11 900)
public-sector activities (related to the municigafices, district offices,
provincial government offices and other public ftimes) provide a solid
base for the local economy. In Porterville (popolafZ 900) recreational

There is still considerable scope for housing attterodevelopment
(and densification) between the township areasthadentre of town
(including more scope for informal markets).

and tourism activities complement agriculture tovide the lifeblood of the * The dominance of public-sector services in thellecanomy is highly

local economy. Both towns are unlikely to expandt they have strong visible;

foundations. - The economic contribution of the Piket-bo-berg agtural area is
significant;

In terms of the urban-edge challenge the presamesiot as strong as for

The N7 dissects the town but with little consequapili-over into the
the “coastal towns”.

local economy;

2.2.3 Piketberg - Municipal infrastructure

Water — bulk supply obtained from water treatmemotkvand
fountains; 75 % of available capacity reached;

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

Spatial features

Piketberg is the administrative seat of the Bergrimunicipality and - Electricity: sufficient supply;
also serves as a service and commercial centréneofstirrounding . Sewerage: water born sewerage system in placejablei
agricultural areaThe economic base of the town is thus orientated capacity concerns;

towards agriculture. There are railway links with Cape Town and the
town is situated on the N7 route to Namibia andNleethern Cape. In
addition to its location on the development comridbthe West Coast,
the town also has several other cultural-touristraetions, such as the o
Neo-Gothic church, around which the town originatigveloped, For current land-use applications Seble 25andAnnexure 9.
Dunn’s Castle and a cultural-historical museum. Wl little tourism
development has emerged. Reasonable growth isefemes Piketberg
because of the town’s nodal location, its suppertagion and status as
the administrative centre of the municipal &rea

Storm Water: problems in southern part of townMuaster Plan
exists.

It is striking how the relatively further distandeom Cape Town
(175 km compared to less than 150 km in the caskladrreesburg)
reduces the sedan-motor traffic around Piketbehjs @lso explains a
lower long-run population-growth rate.

8 Growth Potential of Towns in the West Coast, Ma26b6
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2.2.4 Porterville

BSDF: Bergrivier Spatial Development Framework, 208

Spatial features

Porterville is conveniently accessible; it is neéletess not located on
the mainstream tourist routes. The town has a soofidstructure,
which probably contributed towards the establishinoéBoland-Agri's
head office as well as investment in the Voorberigom. There has
been moderate economic growth in Porterville rdgefihe economic
base of the surrounding region focuses on agri@lltactivities and
thus the town functions as a ‘central place’ servientre. However,
tourism is a supplementary growing sector, paridylwith a focus on
hang-gliding at the Dasklip mountain pass. Thidwesige sport makes a
substantial contribution towards the tourist industnd the town has
already become internationally renowned for thitiviag. The town
also offers access to the Winterhoek-Wilderness.aom the whole,
Porterville’s profiles presenta medium development potential
accompanied by ‘major infrastructural’ investnfent

The close links between the town and surroundinir@lture are clear.
Yet, this also makes the place sensitive to clicnatid other external
factors (e.g. crop prices);

The influence of tourism, recreation, sport andreatent activities is
highly visible and seems to dominate the urbarepatt

The township is large and in sharp contrast toctheral town. There is
a need for pro-active steps to better integratsetisections and utilise
vacant space inbetween;

Road network fine;
Municipal infrastructure

Water: available supply a problem; agreement vatiners does
not promote extended capacity of current supply;

Solid waste: to be transferred to Highlands SoligsW Disposal
site at Malmesbury

Electricity: sufficient supply;
Sewerage: in order.

® Growth Potential of Towns in the West Coast, Ma26b6

For current land-use applications Jeble 25andAnnexure 9.
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ISOLATED VILLAGES " loading, agricutural work i he arca and ne rdakages) Shape s

place;
Here we have the typical “stagnant” or “shrinkirgéaces which are often a - These strategic factors (and more proactive stepsintegrate the
headache for municipalities, due to low revenueegsion and high residential areas) should help to prevent stagnatialecline of the place;
demands for subsidization of (at least the minimlovgl services. They are - Municipal service infrastructure is in place with @ncern about
also the places where unemployment and povertynawst difficult to sufficient water supply.

address.

In the Berg River area Aurora (population appro%0)3 Redelinghuys
(600), Eendekuil (850) and Goedverwacht (1 400)irftb this category.
Aside from the accommodation of farm workers inealvon the nearby
farms and certain central-place functions, thesallstowns have no
autonomous income base. Given its attractivenessofoists, Aurora has
some tourism potential and Eendekuil as the plaigd & train-station
closest to Citrusdal has some broader economic base

In these small places the urban-edge challengdittassignificance, since
investors rarely come forward with land-use requiebt fact, it can be
argued that in and around these places urban-eoiggitions should be
interpreted in a fairly flexible way to attract wbaer income- and job-
creating activities come forward. An example woléda nearby farmer who
wants to transform his buildings into tourism direament facilities (without
making undue demands on municipal services).

2.2.5 Eendekuil

Spatial featrues

Eendekuil is to a large extent stagnant becausatsofnadequate
economic base The town functions as a low-order agriculturaivie
centre that is dependent on Piketberg for highdetservices. The town
has very few economic prospects and unemploymewidespread. The
settlement is mainly a dormitory town for farm werk and retired people.
It also has limited water sources. The strategmr@gch should rather be
to preserve the rural character of the tHwn

10 Growth Potential of Towns in the West Coast, Me26b6
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2.2.6 Redelinghuys

Spatial features

There has been minimal growth and even stagnatiomast economic
activities in Redelinghuys recently. The town mgidlnctions as a
residential area (dormitory town) for the surroumgdiagricultural sector
and retired people. Some recreational potentialitie/erlorenvlei Ramsar
Site. There is no significant resource base for town grothi. The
‘medium’ quantitativedevelopment index is misleading on account of the
statistical fallacy produced by relatively largeqatages on small census
numbers — therefore thgualitative growth potential recorded as ‘very
low’ is perhaps a better reflection of the redfity

This relatively remote and stagnant place has moab factors to change
its decline. Completion of the tar road would bédaator, but seems
unlikely in the foreseeable future;

Municipal service infrastructure is in place witlc@ancern about the type
of sewerage system. A process to upgrade theirexisystem is in
process.

EENDEKUIL
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2.2.7 Aurora

Spatial features

- The economic base of Aurora revolves around its asllow-order service
centre for the agricultural activities on the surding farms. The town
has a rural character against a picturesque topbipal setting. The
strategic function of the town in the regional @xtis regarded as
minimaf2
In sharp contrast to Redelinghuys, Aurora is linkedhe tar-road grid
and is located at an attractive (tourist-invitirg)l, overlooking the
area. The town also features buildings attractivégitors.

There is ample scope for infill housing in orderbietter integrate the
place.
In the case of both Redelinghuys and Aurora speafimhctions of

nearby farms could be opportunities for inward Btugents and
economic activities (thus demanding flexible urtemiye approaches).

REDELINGHUYS

Ense Fakingiys

12 Growth Potential of Towns in the West Coast, Me26b6
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2.2.8 Goedverwacht/ Wittewater

Goedverwacht and Wittewater as missionary settlésniesive not been included in
this study (see disclaimer). It is, however, neagsto conduct a thorough planning
exercise for these settlements as they are arrahtegrt of the Bergrivier municipal
area from an economic, social, political and spagaspective.

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 tt
present ;

three categories of
settlement composition;
gross residential densities
very low;

spatial segregation of
residential
neighbourhoods; /
definition of theapartheid’
urban structure dissimilar
distinct differences in
urban structure between

. JURORA neighbourhoods i.e. erf
= P size, distance to CBD;
o A “central place function”
[_JErantuas

ROADS

o AT
s MINCR
— o
— TR

weakening;
Provision of infrastructure
on par

PROPOSAL

Accommodate growth
residential market as prime
economic stimulant;
Pressure on urban edge wc
not be strong;
Restructuring of apartheic
layout possible;

New development should
complimentary to  urbz
profile and functionality;
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Chapter 3: Development parameters
3.1 Spatial
3.11 Spatial Functional Balance

The demarcated area that constitutes the Bergfifigricipal area functions as two
segments that are manipulated by the road netwdttk subsequent tendency of
attraction towards the Cape Metropolitan Area. Testern portion of the
municipal area is serviced by the R27 main roadthedeastern portion by the N7
national road.

Bergrivier Municipality

e

LS Economically active areas
Interactlwty Y

identified no major public transport route betwaéiddrif and Piketberg but rather
between Velddrif/ Laaiplek and Vredenburg (Route SVE05). The exception is
the functioning with regard to service delivery alodal political activities that
occur within an enclosed area, being the Bergrivienicipal area.

3.1.2 Administrative Boundaries

The municipal area as an administrative precinetitess an enclosed geographic
space within which planning and implementationasfigrmed in the context of local
authority functions and responsibilities.

The existence of this administrative area (as orical element that informs
decision-making) creates a dichotomy in as far adistic planning and
implementation is concerned where the functionalndaries of almost all other
role-players do not correspond with the municipalifdary. This then contributes
to possible ineffective planning and implementatioat could culminate in skewed
investment options The Integrated Development Plan (IDP) needs toesddthis
issue at the coalface of planning and implementatith also reference to the aims
of the National Spatial Development Perspective. Ldtal SDF as a strategic
informant to the IDP should eliminate such incotsisies and create a common
platform for deliberation and decision-making omatig issues.

The Bioregional planning approdctthat was adopted in
the West Coast Region as spatial planning methggolo
provided a different set of criteria and conseqyent
determined bioregions to be considered as adnatiigtr
areas. The result of this planning process wasrgrBier
municipal area engulfed by three different bioregidsee
map opposite) but in actual terms operating as one
administrative entity. Future processes with régar the
demarcation of municipal boundaries should be czaymi

of the functional phenomenon of Velddrif and surrdsi as

possible informants to inclusion into a specific

The relative absence of interactivity between thastal towns and the central places
as well as the limited interactivity between thatcal places and isolated villages
(see map 7) characterise the dependency and relhipbetween the settlements
with regard to social and economic activities witlonsequential effect on

underlying actions i.e. transport. These actigitiee thus determined and influenced
by market forces, accessibility, distance, infrasture, etc and not administrative
boundaries. The Draft Integrated Transport Plarttfe West Coast District, 2005

administrative region.
3.1.3 Cape Metropolitan Area

The centripetal force or attraction stimulants tedaby the dominance of the Cape
Metropolitan Area manifest mainly in economic aittds due to historic events but

3 West Coast Spatial Development Framework, 2002
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are also encouraged by present-day economic polidye policy guidelines give

preference to the stimulation of two economic depelent corridors, namely the
Cape Town / Saldanha (along the R27) and the Capm T Malmesbury (along the

N7) corridors of which the former would attract @sfment towards Cape Town and
subsequently away from Velddrif. The ability tade, reminiscent of the eastern
segment of the municipal area (including the céritans and isolated villages),

will favour the metropolitan area for certain gooasd services ahead of local
enterprises.

3.1.4 Saldanha Bay Area

Saldanha Bay is identified as one of two “regiamators” in the Western Cape with

consequent investment favouritism by Governmeriiiiare spending in these areas
compared to other areas with “lower” economic ptiéén The Saldanha Bay area is
in competition with the Cape Metropolitan Area foe trade volume generated from
within the Bergrivier municipal area with espegydthe recent retail development as
central to future spending patterns generated ftben western segment of the

municipal area. As also identififthe town of Velddrif does serve as a dormitory
for people working in the Saldanha Bay area. AcHjgeissue raised is the urban

sprawl that is enveloping the Cape Colombine /aBriia Bay Peninsuta

The Saldanha Bay municipal area borders the Béegrimunicipal area mostly at

the centre of the Berg River except for a coupldéaais situated on the southern
banks of the river closest to the mouth and stiegcimland for about 26 kilometres.

This area was excluded from the then Velddrif Mipdt area (and later the

Bergrivier municipal area) up until 2002 when theedemarcation of municipal

boundaries included the farms into the Bergriviemiuipal area.

3.15 Service Area

The Central Place Thedfyprovides a conceptual mechanism for understarttiieg

role of the city / town as a provider of goods awtvices to the surrounding
hinterland population. It is argued that not ddges represent a “central place” in
conformation to the theory. Minimal services andbsequent centrality and
thresholds are associated with Dwarskersbos, Regtelys, Aurora and Eendekuil
while Porterville, Piketberg and Velddrif are redgal as conforming to the theory in
providing goods and services to the surroundingehisnd population. The kind of

4 Growth Potential of Towns in the West Coast, M&20b6
5 Provincial Spatial Development Framework (PSDFovéinber 2005)
%6 Interpreting the city An Urban Geography, 19800H1

goods and services associated with Porterville Rikétberg revolve around the
agricultural activities characterising the surromgchinterland with that of Velddrif
being slightly different as Velddrif mainly provislegoods and services to local
residents and “tourists” during the seasonal infiith the bulk of the trade volume
captured by the Saldanha Bay retail and service hub

Map 13 depicts the estimated range of “provision” of eaxdhthe three towns
mentioned before.

Map 13: The estimated range of Piketberg, Portervie and Velddrif as

Bergrivier Municipality

service centres
]

-

It is important to note at this stage of creatirgpatial understanding that the towns
within the Bergrivier municipal area are differentcomposition (reference to the
three categories of composition as defined in B®&DF being “coastal towns,

central places and isolated villages”) and eachratpeas a entity which together
combine to form the Bergrivier Municipality but Wwita varying degree of

dependency (service reliance) on each other (alsGlsapter 5, map 15.
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3.1.6 Coastal area
The coastal area within the Bergrivier municipaaacovers the area from just south
of the Berg River northwards up to Bobbejaanberdtsof Elands Bay.

The Draft Spatial Development Plan for the coast&a between Velddrif and
Elands Bay*’ describes the coastal area (defined for the perpbshe study as the
area between the high water mark and the elegtricies 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 Poriiégy as it runs through the
municipal area, defines the southern boundary ef Blergrivier municipal area
(excluding the farms south of the river at the myutThe usage of the river and
riparian areas differs with agricultural and reti@aal activities the dominant
features. The kind of activity varies in that detveam activities include grazing,
water extraction, fishing, boating, resorts, etsde¢he commercial activity of salt
mining) where the upper stream activities includessl intensive activities
particularly those related to agriculture.

The lower Berg River is subject to the effect obam development whereas the
areas upstream have only to contend with agricllactivities.

The Draft Spatial Development Plan for the coastala between Velddrif and
Elands Bay**formulated proposal regarding the “coastal areahglthe Berg River
with the most significant proposal restricting deweent on the southern banks of
the river to existing development rights.

3.1.8 Mountain areas: Piket-bo-berg; Portervillardka

The spatial function and/or understanding of thesmtain areas are not discussed
(see disclaimer). Studies for the Piket-bo-berg Rorterville mountain areas have
been completed recently.

3.1.9 Urban structure

7 Spatial Development Plan for the coastal areadsmatwelddrif and Elands Bay, January
2005 (Draft)

18 Spatial Development Plan for the coastal areadmtwelddrif and Elands Bay, January
2005 (Draft, p75)

The functioning of the urban structure of each tésvdiscussed in detail in Chapters
6 and 7.

3.2 Social

The following section includes projections of pagiidn figures for the urban and
rural areas within the municipality.

17 500 28 800
2001 46 300 8 000 16 000 4 800
37.7% 62.2%
100% 27,8% 55.6% 16.6%
Growth
p.a. 3,5% 2,0% 3,8% 6,0% 3,4% 0,9%
2001 — p.a. p.a. p.a. p.a. p.a. p.a.
2007
19 600 36 400
2007 56 000 11 500 19 800 5100
35% 65%
100% 31.6% 54,4% 14,0%
Growth
p.a. 2,4% 1,4% 2,9% 4,5% 2,3% 0,8%
2007 — p.a. p.a. p.a. p.a. p.a. p.a.
2020
52 500 20 400 26 400 5700
2020 | 76000 | 23500 | Yyg50 | 38,8% 50,3% 10,9%
30% 70%
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2001 2005° 2007 2020

Velddrif 7 500 9034 10 700 (1:3) 18 800
Dwarskersbos 500 ) 800 1600
(seasonal) (500) i8000i (16 000)
Piketberg 9 600 9 300 11 900 15 800
Porterville 6 400 6 500 7 900 10 600
AuTora 400 1250 420 470
Redelinghuys 800 840 900
Eendekuil 600 1020 1000 1050

The urban segment of the Bergriver Municipality Webincrease from 65 % to just
below 70% of the total population of about 76 000this growth the coastal places
would be fastest at 4.5% p.a., in sharp contrast forther decline of the isolated
villages at 0,8 per cent p.a.

9 Bergrivier Integrated Development Plan, 2006/2007

3.3 Economic

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

Coastal towns 4,8
Central places 3,8
Isolated villages 0,0

These rough averages hide important further difféméng factors like sharp
seasonality in the “local settlements” due to hmjidseasons and seasonal
agricultural work as well as the particular natafesecond-home settlements. The
unique selling point (USP) of the coastal town#dslocation as stimulant for the
phenomenon as mentioned.

The average annual economic growth for the WessQOmgion between 1996 and
2004 was 2.4%8. The formal economy of the West Coast is domihdig the
traditional agriculture and mining sectors. Théeaktdormal sector has shredded
around 4 000 jobs from 1995 to 2005, with a currfartmal employment of
approximately 103,000 joB's

The West Coast is becoming ever more popular asraestic and tourism
destination, recording 30% of all visitors to thestérn Cape in the third quarter of
20062 The Regional Economic Development Strategy ptsmotes the strategic
objective to provide an enabling environment to iméze property development in
the key tourism sites of the West Coast regione furism sector with attributes
unique to the municipal area, albeit heterogenetas, been identified as an
economic sector with growth potential. Subseqyethtt area has been demarcated
as part of a priority tourism development area. oTef these areas namely the

2 Regional Economic Development Strategy, Draft fanment, June 2007
% Regional Economic Development Strategy, Draficfamment, June 2007
22 Regional Economic Development Strategy, Draficfamment, June 2007
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Langebaan/ Velddrif and Cederberg Gateway partiyecthe Bergrivier municipal
area (sedlap 14).

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

To further the argument around the decreasing itapoe of certain economic
sectors, current changes evolving in the area dhbal considered. The fishing
sector is stagnating if not declining outright, agticulture faces clear limitations
to further growth (except that recent food-pricecreases may open new
opportunities). At the same time the tourism din@m®f local activities is still on
the increase.

The economic linkages between Velddrif and Sald&8dnawill become stronger as
more emphasis is placed on the north-south linkageveen Cape Town and
Saldanha Bay. The steady expansion of the Saldaktedenburg urban-growth
area is likely to bring more residential developiseto the Berg River municipal
area as well (in particular Velddrif / Laaipleksome larger projects are likely to
remain in the area (like the cement plant) or theght be restructured (like the
possible change of the salt pan into aquacultuoditfes) without much less
employment.

The closure of the Cerebos salt works (in operasmte 1972) would have a

significant impact on elevating the economic riskgshe area and associated social
risks. Planning and the consideration of altevestiare urgently needed for the
possible re-engineer of the resource associatddtigt particular site. The strategic
location of the site further intensifies the neeaptimize the inherent development
potential within the context of local and regiopalformance.

Although the bulk of future growth in the Berg Riveunicipal area is likely to
centre around Velddrif / Laaiplek / Dwarskersbod #re Piketberg-Porterville axis,
opportunities in and around the smaller placesadoig the transit routes should not
be ignored. It is in fact the very diversity of thminicipal area which could attract
new investments or business opportunities. As atdit earlier however, this
diversity of opportunities calls for considerableexibility in the regulatory
framework and determination of the urban edge.fohewing are a few examples.

Agri-tourism facilities on farms may expand intoahsettlements (to
be investigated);

Agri-processing facilities could evolve and growsime (to be
investigated)

New residential cluster developments may be prapbsgond the
existing edge of towns, initiated by particular @rship patterns or
unique nature attractions.

The infrastructure demands for such new developsnenould have to fully cover
the costs to link them to establish or expand mpaicfacilities and possible
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exogenous costs to the town. These types of dewelot(s) need however to be
measured in terms of the checklist approach foerdghing their relation to the
delineated urban edge.

The transport infrastructure that traverses the icipal area is mostly sterile as
stimuli for the area due to the roads and railviag kerving no other purpose other
than as linkages to destinations outside the baiewlaf the municipal area. The
existence and alignment of the railway line migatdme critical insofar as the PPC
quarry can serve as the solid waste disposalaitiaé City of Cape Town in future.

Economic development, investment and job creatiothe area have in the past
been based on:

agriculture and agri-tourism as well as limitediggocessing

fishing along the coast and the Berg River as agBome fish-processing

the saltpans along the Berg River

residential developments for retirees as well d&day and weekend visitors
(incl. Port Own as an up-market Marina)

tourism activities (attractive to foreign, natiorsaid regional visitors), with the
local population almost doubling during the highsen

local and provincial administration and infrastruet services

education, church and social-welfare-related aativi

regular trade, financial and other business sesvice

a few larger enterprises (like the cement plant Rdeetberg)

This diversity of growth factors has been one &f strengths of the area but, given
the small population, it has also been a limitatisimce the cluster effects (and
economies of scale) of the different growth proesssere distinctly limited.

3.4 Environmental

The delineation of an urban edge can provide styclaon the protection of sensitive
biodiversity elements and natural resources. Blseree of planning for sustainable
development is to create equilibrium between th#emdint components that
constitute present-day society. It is imperatitiattthe built, social, economic,
political and natural environment correspond. Tindispensability of each
component in the urban context should determingl@sning significance.

The biophysical resources of the region provide fthendation for the basic life-
supporting systems, as well as for tourism, re@eand agriculture. It gives form

to the urban / settlement components and demansdewation in urban planning.
SeeAnnexure 12for a detailed environmental overview.
3.5 Synopsis of Definitions/ Principles/ Guidelireesd Mechanisms

The National Spatial Development FramewdrKNSDP) clearly states that
“different regions have different economic potehéiad the spatial variations in the
incidence of poverty are also vastly differentThe study provided policy directives
for fixed capital and social investment which slibloké considered differently based
on the growth and development potential of a sgewfvn. Towns with medium to
high potential should be prioritized for economicowgth with subsequent
management and investment. Places where the pibgdilr economic growth is
low should be assisted through social investmemhabilize people to move away
from such an area, should they wish to do so. 1Gitte array of towns it is
important for Government not to halt or abolish tierent rate of distributing fiscal
resources to these areas but to maintain a sethéteprovides basic services with
eventually the majority of spending to be for sbcapital investment.

The NSDP further promotes the principle that gowent spending on fixed
investment should be focused on localities withneeoic growth and /or economic
potential to attract private sector investmentmstate sustainable economic
activities and create long- term employment opputies.

The NSDB* acknowledges the Saldanha Bay area as of econsignificance
characterized by mass-produced and specializecbetorconcentration with “high
GVA in public services and retail, as well as comsion and industrial or
agriculture”.

It is also mention€d that tourism and the oil and gas sector will grand
necessitate consideration of spatial implicationthe context of renewed emphasis
on economic growth within these sectors as paramdan the provincial
development agenda. Spatial intervention at Idesel within the Bergrivier
municipal area should heed these demands withpoaition of compromise” (see
figure 2) with the BSDF interpreting this position in acdance with current spatial
(land-use) control and management mechanisms.

2 National Spatial Development Perspective, 2005
24 National Spatial Development Perspective, 2005
% provincial Growth and Development Strategy (2005)
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The Provincial Spatial Development Framework, 2Q09SDF, November 200%)
emphasises the spatial restructuring of settlemémtsmainly equitable socio-
economic benefit and mixed-use integration throfigitly the application ofirban
management mechanismd.e. densification, delineation of urban edgesdaio
development, creation of corridors, settlement aging, and secondly through
spatial “mapping” i.e. spatial reflection of Government programmed tnirdly by
ensuringspatial integration within a framework of interrelated systems.

Within eight objectives (seannexure 2 the PSDF proposes strategies and actions
to achieve socio-economic development, urban retsting and environmental
sustainability that together should manufacturedbsired outcome which is “new”
urban settlements with sustainable rural areasiwithe “triple bottom line”
approach.

The Provincial Urban Edge Guidelines (November 280%s a supporting
document to the PSDF, considered the delineatianafrban edge as a strategy to
counter urban sprawl, encourage densification anotept natural resources to be
implemented in association with other land-use mam@&nt mechanisms. It is
acknowledged that the building blocks of townshe tountry vary quite a lot i.e.
population growth and urban function, which implibsit there would have to be
different urban management guidelines and polieéing to different towns. The
Provincial Urban Edge Guidelines state that anmuexige should redress the legacy
of apartheid planning to manage, direct and phase urban gr@nhactively in
order to avoid unabated urban sprawl that conswaksble agricultural land and
resources with the establishment of undesirablé les® in urban fringes that places
an unattainable demand on service delivery. Tharuedge is thus a line (an exact
defined and delineated boundary of which the datioe is accurate) that defines
the outer limits of an urban area beyond which imment should not occur and
consequently influence the effectiveness, efficjeand economies of scale within
the urban area (albeit not in smaller urban setiér).

The delineation of an urban edge cannot be donkirwi set of “universally
applicable conditions” due to varying environmentald urban characteristics
within each town. In the delineation of an urbagethe local context, more than
any other factor, should determine where and hdvamuredges are delineated and
managed. The divergence of criteria and issuetiamthat a “checklist” approach
be implemented to determine which of the factord @sues are of relevance to a
specific urban area (for application in the Berign\SDF see under Chapter 11).

% provincial Spatial Development Framework (PSDFovéinber 2005)
2" provincial Urban Edge Guidelines (November 2005)

The target set by the policy is to achieveaadomdensity of 25 dwelling units per
hectare (we assume for application within the BSBé& it is measured within the
built edge) as this is seen as a “hurdle below Wwhichan settlements will not
perform adequately”. This density implies a popiata density of around 100
people per square kilometre. The study pointdirattall towns should delineate an
urban edge and that the application of the depsiligy should not to be enforced in
towns where there is “no demand for urban develapime

The Growth Potential of Towns in the Western C2085° revealed that small and
intermediate towns do play a specific role in tlevalopment within a region as
“growth engines” and centres for service providhan subject to inherent resources
and function. The study proposes that developrsieatild be strategically planned
and systematically managed, whereby the futuretipngig of a town in the region
(or local municipal area) is carefully evaluatedameling its development potential
and capacity to fulfil a strategic niche in the momic space of the local
municipality

The PSDF states that an SDF should indicate where develnpsimuld occur and
provide guidelines “to achieve urban restructuiiegalong major transport routes,
areas of high access, around public open spaceis amdierdeveloped or
undeveloped areas”.

The West Coast Spatial Development Framework (280Bjdicates spatial
proposals that are built around four strategic #®msupported by six objectives,
with the objectives being:

1. align future settlement and investment with placéseconomic and
resource potential, also taking into account efficly at regional level;
facilitate job creation;
correct existing negative developmental legacigbefpast;
conserve and strengthen a sense of place for all;
ensure the wise use of existing resources; and
conserve biodiversity resources.

ourwN

Draft Spatial Development Plan for the coastal drefaveen Velddrif and Elands
Bay, 200%8! (current status — to be advertised before subamissd Council)

28 Growth Potential of Towns in the Western Cape,dbetoer 2005

2 Provincial Spatial Development Framework (PSDFovénber 2005)

%0West Coast Spatial Development Framework (2008)

%1 Spatial Development Plan for the coastal areadmtwelddrif and Elands Bay, January
2005 (Draft)
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documented the current state of development witéncoastal area (including the
town of Dwarskersbos as the only urban area withénscope of the study) as “low”
but with severe pressure for coastal developmaertigisision of agricultural land
and diversification of land-use. It further debed the area as a “pioneering area”
exposed to extended coastal development along &n&leBay. The study also
identifies the following principles as spatial infeants for the framework, namely
consolidation, integration and interconnectednessicentration and accessibility
giving effect to a spatial concept of ecologicalrrimors, limited settlement,
productive agricultural areas, priority conservat@reas and access to the coastal
area. The study’s main proposal with regard tcettgwment within the coastal zone
between Laaiplek and Dwarskershos is a restriciondevelopment except for
Soverby where development is limited to the exgstiilt infrastructure and the
delineation of an urban edge for Dwarskersbos toagea urban development within
the coastal zone. The rationalisation of the Duensbos urban structure is
proposed within the study with regard to extengpossibilities, the promotion of
diversified land-use options, varying densitiesdaladevelopment and connectivity
with the natural landscape. The study further ifiestthe possibility for land-based
mari-culture processing facilities but highlightamulative negative effect within
the coastal zone. The Berg River riparian zonetlieon and southern sections) is
deemed ecologically sensitive with detailed resties (i.e. setback lines from the
1: 50 year flood line) on development i.e. the esnation of the salt march area to
the south of the river.

The aim with the Lower Berg River Subregional Stmwe Plan, 2001 was to
propose management guidelines for the ecologicalysitive Lower Berg River
system within which to accommodate conservationdeelopment options. A key
issue to be considered in the deliberation of apgtioposals is that the situation
presents itself to restrict urban development t ribrthern boundary of the river
based on ecological reasons and aesthetic quakityither guidelines to manage
spatial development in the coastal area and almagver included the following:

restrict urban development up to the area knowhhesPlaat (in easterly
direction along river);

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

restrict urban development between Laaiplek andrBkeasbos within the
existing municipal boundaries (subject to furthevestigation); limited
development to be allowed between the road to Ckeasbos and the sea;

the implementation of certain restrictions to peobtehe sensitive

ecological system from any negative impact by fagnmactivities and
land-use changes.

The Cape West Coast Spatial Development Plan, 20i@kes mention of the

following:
- aland shortage (e.g. Velddrif) given growth angudation influx;

the introduction of urban edges;

that the importance of the “unspoilt wildernesstgaption of the West

Coast as a key tourism driver not be underestimated

that future spatial interventions align growth prees and marginal

resources, especially water and address landscapteciion and

enhancement.

The Bergrivier Municipality Local Economic Developnt Plan compiled in 2004,

states that a long-term vision on the collectiveneenic future of the area remains
incomplete but decisive interventions in prominecbnomic sectors are part of the
LED plan. The LED plan stipulates that Bergriiassess a diversified “economic
deposit” that can be advantageous towards futwetgrand more so if alternative

growth sectors to agriculture, tourism and fishaan be created. Sector-specific
opportunities customized as activities are for gxam

Agriculture

o0 Investigate settlement of small farmers (associwaigul capacity
building and mentoring)(identification of commongge

Development of entrepreneurial skills;
Facilitation and support of markets for farmers fisklermen;
Investigate use of infrastructure during “off sedso
o0 Initiate an inter-sectoral information programme
Tourism
o Conserve environmental integrity;
o Control urban sprawl;
o Conserve and expand unigue settlement and ruredctesistics

O O o

3.6 Bergrivier SDF: Understanding and Principles

A Spatial Development Framework (SDF) is a prersitgiiin terms of the Local
Government Municipal Systems Act, 2000 (Act 32 80@Q) anda core component
of an Integrated Development Planand “must include the provision of basic
guidelines for a land-use management system fomtir@cipality”. Transformation
within the context of an SDF has occurred in thatmust be environmentally
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informed and sustainability-based, yielding to pamr policies rather than only
being a spatial expression of IDP proposals. Tdleative of the social, political,
economic and environmental elements that underp@semt-day society are
regarded as fundamental informants to an SDF irerofdr spatial planning to
complement economic growth and development andvetelon the sustainable
development agenda. The importance of these femrants as planning parameters
should be significant enough to determine spatiammonalities and direct
development through inter alia the delineation mfuaban edge (as core output of
BSDF 2008).

The BSDF defines a Spatial Development Frameworketaa proposal of spatial
guidelines forthcoming out of a process that cogrsidas critical informants (local
and beyond) the social, political, economic andiremwnental elements along with
the built environment as part of an interrelatestay to take effect within a specific
geographic area in order to direct future spatitériventions as a result of growth,
development and policy changes. As a responsilgfifocal government it should

proceed with the formulation of a Spatial Developtieramework that should also
on its part be an informant to the IDP on the gpatutcome (footprint) of growth

and development in the municipal area. As impeeatdr sustainable growth and
development the strategies formulated and adoptedni IDP should dictate
decision-making by all role-players (also see 3.1.2

Figure 3: Statement on the definition of a spatiatlevelopment
framework

PROCESS

The PSDF? notes that a local SDF should refine and delinfeatimstance the broad
spatial planning categories “in order to make denis about particular appropriate
development or activities” in the evaluation of amdividual development
application (at site-specific level). The BSDF calsreates spatial planning
categories for the farms to the south of the BeigeiRand incorporates, for the
remainder of the area, the categories as determinethe previous (2002)
formulation process. The emphasis of the BSDFishe delineation of an urban
edge with resultant spatial proposals to guidesigeimaking relevant to the towns
within the Bergrivier municipal area. The methamipt applied for the delineation
of the urban edge considered local (settlement}idenations (see Sections D and
E) (measured against provincial targets) along site—specific characteristics as
per the “checklist” approach advocated by the Prdal Urban Edge Guidelines.
The existing two-tier decision-making system iso®o SUPPORTED but cognizant
of a situation where the desired spatial structfréhe urban area (or zone) as

%2 Provincial Spatial Development Framework (PSDFovénber 2005)
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devised at local level dictates future spatial iveations that will come about
through, inter alia, the consideration of developtm@and-use) proposals for
individual land portions.

In addition to this there needs to be a concertfedtéo harmonise the generalised
“excluding” relationships that exist between théeses of government with regard
to decision-making and strategy formulation becaigae phenomenon that human
and natural activities normally extend beyond bauigs$ (confined space) i.e. water
flow, people movement, sound barriers, market ®redc. Spatial planning can
thus not be restricted to an administrative precame should not be imposed within
a top-down approach, albeit a hierarchy of spatiahning levels exists, but the
process should be characterised by an oscillatimgractive system. The
interpretation of higher order policy and the fofation of “local” policy with
subsequent decision-making (albeit also at proainigvel) must consider local
circumstances and preferences throughout concegaitiah or allow for local
interpretation at implementation. This local iptetation manifests in a local SDF
(or local SDP) with subsequent spatial planningpeals that conform or adjust in
respect of the local dynamics.

As mentioned a demarcated municipal area doesauaissarily represent a planning
entity but with regard to implementation needsperate as one as decision-making
on land-use is generally a responsibility of théewvent local authority. Such
decision-making ability (i.e. scheme regulationfpidd originate from and be
guided by the local SDF and consequently, as eaétytuallow for local dictate
(take note of the legal status of an SDF). Thisasion, however, becomes
centralised given the “restricted” mandate of aaloauthority with regard to
decision-making on environmental issues where #spansibility resides almost
solely with the Provincial Administration (same vithe heritage component).
Other key elements as informants or outcomes dfisdpalanning decisions (i.e.
social, economic) are often “overlooked” in ternisaa authoritative mandate and
reside by default with the local authority. Thigen absolutely demands that the
functional area of planning be beyond administeatboundaries and subsequent
decision-making be aligned and integrated and atsrpalistic.

The relevant authorities should engage each othardonstructive and progressive
way so as not to frustrate the desire for growith development. In a recent stdtly

that specifically considered the government’s lialéand-use management, it was
found that the different institutions involved irarmaging land did not operate with

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

overall agreed strategic goals in mind, leading teery piecemeal approach. In fact,
even different agencies within the same municipafitay dispute how various
pieces of land might be utilized (also refefiture 6).

Further detailed research and investigations atsgecific level must support any
development (land-use) application in additiontte $patial proposals of the BSDF
and must adhere to relevant national and provintgagislation and policy.
Environmental informants to the delineation of thban edge were considered but
only at a scale that is not comparable to the lefehn environmental impact
assessment as required by the National Environiéfaagement Act, 117 of
1998. In addition the assessment of environmentitators (informed by the fine
scale biodiversity program) at local level was alsasidered in the determination of
the spatial planning categories for the farms sofithe Berg River.

The multitude of existing spatial planning policy ad subsequent proposals
discussed in section 3.2 represent different levelef planning that were
approached from different angles with different outomes during different
timeframes. The subsequent spatial guidelines have been ediogs critical
informants to present-day deliberation about spptiicy, given the importance of
the collective knowledge, current transformationiogities and participation
processes conducted. Within the context of the B2 majority of these spatial
interventions contemplate the coastline and eco#dlgi sensitive downstream river
system for possible impact of neglect, mismanagémed insensitive urban, rural
and recreational development.

Notwithstanding this somewhat complex situatioortfra planning perspective) the
“Consistency Principle” as promoted in the Draft &/&oast Regional Spatial
Development Framewotk should prevail in that the amended BSDF must
represent, integrate and interpret “higher ordepatisl planning policy into
localized circumstances with resultant guidelirestiture development options and
the sustainability of the natural environment. tte context of the BSDF (2008)
“higher order” policy, especially the Provincial hém Edge Guidelines (November
2005Y° does allow for local interpretation to be incuémhin local spatial proposals.
The following diagram (figure 4) illustrates therpeived outputs of the current
spatial intervention initiated by the Bergrivier Maipality as informed by local
circumstances and perceptions.

34 Draft West Coast Regional Spatial Development Ewaark, 2008
% Provincial Urban Edge Guidelines (November 2005)
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Figure 4 Figure 5
Outputs of the Bergrivier Spatial Development Framevork Level of planning

#
$ #% &)+

Municipal

Site-specific

The BSDF does not give any land-use rights nor doée any away, but it does
propose research-based and scientifically-detenspmtial guidelines to inform

decision-making on spatial interventions that muysbmote the sustainable
development agenda as articulated in the IDP. &literventions all transpire

within a specific space and should conform to BSjbilelines as proposed at the
municipal, local and site-specific level of planginThe latter planning level to be
complemented by “further detailed research andsitigations”.

A common dilemma is, however, that the influentapth of spatial proposals is
impeded upon and in fact at present confined taniserporated into land-use
management tools that control the evaluation ofldase applications within the
municipal area, whereas the influence is supposeédhpact on all decisions by all
role-players that perform activities within the neipal area (sedigure 4). The

reasons are multiple and vary from the standard andtatus of the SDF to the
obligation of other role-players to firstly parfieite in the formulation and secondly

The following drawing illustrates the level of pting at which the BSDF operates. adhere to SDF proposals.
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Figure 6: Generalised opinion of the application of Spatial
Development Framework

The interpretation of the spatial guidelines of B®DF (albeit within a restricted
scope) as spatial proposals should direct all gowent (and public) investments i.e.
road maintenance and construction, land reforniese¢nt, allocation of funds to
low-cost housing, provision of education facilitiesocial and infrastructure
investment, environmental considerations, landscdgeamics, etc (also see
Chapter 5).

As the core management component of spatial iméioves in the Bergrivier
municipal area (seannexure 3 the BSDF proposes a position of compromise to
allow and facilitate growth and development throupk formulation of spatial
guidelines (albeit within a restricted scope) diethby local circumstances, needs
and perceptions.

CHAPTER 3

CONCLUSION

Separation of social and
economic activities between
Velddrif / Dwarskershos area ¢
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 eac
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;




CONCLUSION (policy)

Multitude of existing spatial
planning policy to be informants;

Saldanha Bay as “area of
economic significance”;

Spatial planning to promote trij
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

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;

rgrivier Spatial Development Framework, 208

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 al
changed circumstances

PROPOSAL (Spatial

Development Framework)

Obtain buy-in from role-
players;

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

Determine spatial propos:i
based on local
circumstances within
realization of broader goals
and objectives;

Ensure accurate
implementation and
monitoring of spatial
proposals;
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Chapter 4: Spatial Development Framework (200§

4.1 Spatial Planning Categories

The most significant outcome of the previous Spdiliavelopment Framework
(BSDF.2002) was the local accreditation of the prowally promoted Spatial
Planning Categories (SPCs) as part of bioregiolzairing. The following table is
an abstract from the provincial guidelines as iresponds with the content of the

previous SDF (BSDF.2002).

UNESCO’s
Reserve ‘Core Areas’).

Core Area (Consistent wit
Biospherg

Comprising areas of high conservatipn
importance that must be protected frgm
change.
Only

allowed.

non-consumptive land-uses

UNESCO'’s
Reserve
‘Transition Zone 1°).

Buffer Zone (Consistent with
Biospherg
‘Buffer Zone’ ang

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

Sustainable small-scale development and

non-consumptive land-uses allowed.

=3

Agricultural areas (Consister
with  UNESCO’s Biosphere
Reserve ‘Transition Zone 2’).

Constituting rural areas where extensive
and intensive agriculture is practiced.
Including forestry areas.

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

Y

Representing a broad spectrum of nogal

urban-related settlements and their
associated services and infrastructure.

Industrial areas.

Representing the industrial areas where

the highest intensity of human activity
occurs.

Surface infrastructure angd

buildings.

Constituting all surface infrastructure and
buildings not catered for in the aboye
categories.
Including roads, railway lines, power
lines, communication structures, etc.

*For the scope and appointment of the service peoyit the amendment of the Bergrivier

SDF in 2008 see Disclaimer.

The mentioned SPCs were implemented in the areaeoBergrivier Municipality
except for the farms to the south of the Berg Riv&hese farms were at the time
located in the Saldanha Bay municipal area andtiten limbo with regard to the
demarcation of spatial planning categories.

As part of the formulation of the Saldanha Bay Bpddevelopment Framework
(2008) the provincial guidelines were improved adhpted for implementation
within the Saldanha Bay municipal area.

The farms to the south of the Berg River are aioaation of land with similar
characteristics to those located in the Saldanlyanmicipal area that also function
in economic and environmental (biodiversity) unisohhe application of the spatial
planning categories developed as part of the Shil@ay Spatial Development
Framework’, was considered and deemed appropriate for afiplicaubject to a
few amendments.

The following table indicates the different clagsifions and appropriate land-use.

Statutory conservation areas.
State-owned parts of Mountain Catchment Areas, hipiovide

valuable ecosystem services.

Areas categorised asGCxitical Biodiversity Area(both terrestrial
and aquatic).

Land within Mountain Catchment Areas in private ewship
which provides important ecosystem services.

Mountainous areas or areas on steep slopes ursuifab
development, and having high landscape, visual/asdheritage
value, and / or providing an important ecosystenvice (eg
coastal protection or buffer, etc).

Natural areas of high connectivity value with potel, Critically

Endangered or Endangered areas outside the muracgza

%" Draft Saldanha Bay Spatial Development Framew20R8
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Floodplains, wetlands, river corridors and ripariareas within
these categories.

Untransformed areas that are not categorised asriticaC
Biodiversity Area.

Natural areas within the municipal boundary in elpsoximity to
Conservation 1 or Conservation Il SPCs, which mevia
buffering role to those SPCs.

Tracts of habitat within the municipal boundary ehiplay a
critical role in maintaining connectivity betweemagments of
threatened habitat.

Natural areas or partly transformed areas outsiflecare
agriculture, urban or conservation SPCs, which lingk with
natural areas beyond the municipal boundary.

Formally demarcated ‘buffer’ areas of BiospheredRess.
Floodplains, wetlands, river corridors and ripargaeas within this|
SPC.

Largely transformed areas.

Un-transformed areas categorised either as Chti€aidangered
or Endangered ecosystems, or ecosystems whichotuiirrently
under threat.

Floodplains, wetlands and riparian areas withia 8#C.

Farmstead and associated buildings.

Tourism related buildings and infrastructure

Urban Areas.

See Chapter 13 and Annexure 6 for the detailed deggtion of the spatial
planning categories.

The land—use classification and land use as inglicat Table 13and described in
Annexure 6, is only applicable to the properties within thanitipal area south of
the Berg River. The policy guidelines as state€iapter 5 of the SDF 2002 are
applicable to all properties within the municipa¢é@ excluding those south of the
Berg River if in conflict with the SPCs as descdbie Annexure 6.

4.2 Land-use Development Guidelines

The proposals of the Spatial Development Framev@@02) evolved around the
continuation of “sterile” urban areas. The newnpiag paradigm of densification
and mixed land-use areas deviates from such arpietation. This SDF review
however, does not include updated land-use devedopguidelines as the scope of
this spatial intervention was guided by the plagriinief that influenced the level of
planning, detail considered and output. It is ¢fe essential that neighbourhood
planning still be completed where local needs agrdgption can influence planning

policy.

The spatial development proposals of the SDF 2Qijficable to the rural areas
(outside the proposed rigid and soft urban edges) the neighbourhood areas
(inside the proposed rigid and soft urban edgesg leeen included in the BSDF
2008 asAnnexure 7. These proposals are still applicable to guideanrand rural
development.

The following spatial development proposaf€ are brought forward as still
applicable to serve as spatial policy within the muicipal area, namely:

Pollcy guidelines for non-urban areas (Chapter §)but for:

Section 5.1.2 (third bullet): evaluate developm@noposals
according to the set of criteria used in the deliiom of the
urban edge when considering the guideline of manapact
nodal developments than linear developments alorey and
coast;

Section 5.1.3 (b): evaluate applications favourdabt promote
the “triple bottom line” principle and contributeo tthe
betterment of the urban fabric;

% Bergrivier Ruimtelike Ontwikkleingsraamwerk, Volen®, Beleidsriglyne en voorstelle,
Julie 2002;
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Pertaining
Policy guidelines and proposals for neighbourhoodraas (Chapter 6)
but for:
Reconsider the guidelines proposed in Chapter hefSDF
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 exoejat
higher functional performance as a strategic iafi#ta:
see Section 11.1 of this BSDF;
Low-density residential areas: consider ‘“new”
development proposals (including subdivision,
consent use) according to the densification guidsli
in Section 7.10; apply the “developer pays prireipl
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 (Chapte?) except for the
following that needs further interrogation at ndighrhood level and in
accordance with BSDF spatial proposals e.g. thineltied urban edge
and infill development on strategic vacant land:

Control the occurrence of non-residential and nemfarming land-uses in
residential areas;

Promote the integration of the town to limit urbdevelopment along the
northern corridor;

The use of a portion of the active open space énntrth-eastern section
of the low-cost housing area for additional houses;

Extension of the Caravan Park;

e

Purchase of land to the west of the Monte Bertlsn (see Section 11.2/
Figure 14/ Farm 13207) — also see delineated soft urban;edge
Proposed area to accommodate a possible demaimdiémstrial land,;

Velddrif

The provision of an urban edge to restrict linearedopment;

The restriction on any urban development eastwards;

Limited infill of the public open space in Jacararttreet;
Redelinghuys

Limit any further extensions for residential dey@twent;
Aurora

Limit any further extensions for residential dey@tent;
Dwarskersbos

Limit any further extensions for residential dey@twent;

The following general proposals are noted:
Residential holdings/ Economic farming units —dtforeseen that still
there would be no demand for this gradual transisicea or urban need;
Access to the sea is crucial as social and econionpierative.

Other General Guidelines (Chapter 8)
and Mechanisms to evaluate applications (Chapter 9)

The spatial development guidelines as described iAnnexure 6 will apply
within the Bergrivier municipal area, except if discussed or referred to in this
Chapter.
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[D.INFORMANTSANDANALYSIS | PIKETBERG 5370
VELDDRIF 4560
Chapter 5: Urban Hierarchy PORTERVILLE 3362

The studyGrowth Potential of Towns in the West C3stonsidered all the towns in the AURORA 674
West Coast District and creatediamestmenhierarchy as depicted by the following table. DV\IIEI?EIIQ\ISD};EKFEJ?LBOS 6325

REDELINGHUYS 672

See Chapter 3 (Section 3.2) for the current populain statistics of each town.

As the hierarchy of towns shows the relationshipgnurban areas these linkages

. . extend upwards, towards a higher-order town, angnda@rds, towards a lower-
Aurora 342 Verylow Low Low Minor Social order town (sedap 15).
Dwarskersbop 335 Low Low Very low Minor Infra-structure ) . .
Map 15: lllustration of the relationship between the urban settlements

Eendekuil | 841] Verylow Low Medium Major Social
Goedverwaclt1407] Very low Low Medium Major Social

Piketberg | 927 Medium| Mediuni Low Major Infra-strue

Porterville | 5867 Low Medium Low Major Infra-structu
Redelinghuy$ 593 | Verylow | Medium Medium Major Social \\"b A

%% Ve
Velddrif 7327 High Medium Low Major Infra-structure 4 /XY &M

! ey

In addition to theinvestmenthierarchy the classification of the Urbanization
Strategy, 200% of the towns into three categories using the patan figure as the
primary indicator is useful to observe.

VREDENBURG

| SALDANHA 7363 I

%9 Growth potential of towns in the West Coast, Ma2606
40 West Coast District Urbanization Strategy, 2002
4 West Coast Urbanization Strategy, 2002.
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Chapter 6: Urban Structural Components
6.1 Urban Growth/ Urban Sprawl/ Urban Development

Growth can be defined as thguantitative enlargement of something and
development as thqualitative improvement of something Growth is also not
balanced but disproportionately concentrated aaepoints. If now applied in the
urban context and associated with the delineatfoanourban edge, growth can be
considered to be the absorption of specific land Udban utilities through the
advancement of the built environment beyond thegmweconfines of the perceived
outer limits of the build-up area. Urban sprawhisimilar phenomenon to growth
but deemed to be a happening that is “too fastsman too boundless”. Urban
sprawl is defined by the Canadian Urban Instffute refer “to new development
consuming land at a faster rate than the rate apelption is growing”. Numerous
other definitions have seen the light with the camntheme that of sprawl being
representative of an “undesirable” land—use pattehmanifests in various formats
with distinct consequences.

The element of urban growth is normally associamth a process within a
controlled environment that fosters quality urbasas as a consequence of natural
demand. Urban growth is caused by natural pomumatirowth, change in socio-
economic conditions, decentralised developmeranfifal needs of municipaliti‘é%

all linked to the improvement of transport. Issseich as an increase in housing
demand, advances in communication and informateehrtology and personal
housing preference also combine to make outwardresipn of cities and towns
seemingly inevitable. The urban growth “shapessidentified by the PSOfsuch

as “out of town” shopping centres, major roads hutk infrastructure are not the
real reasons for the urban form of the Bergrivasrs but rather natural features
such as rivers, the coastline and the mountaine mbntioned “shapers” can be
classified as of secondary nature to the predorhinatural subject athe growth
“causal” factors of the growth dimensions in the muicipal area.

The PSDF® suggests that urban growth needs to be haltedrtier to effectively
redirect the continuing development dynamic of arlsgrawl that perpetuates the
apartheidlayout”. The study furthermore states that thengh focus must become

42 Urban Sprawl Cost Us All, p 8

43 Urban Edge Guidelines, Dec 2005

4 Provincial Spatial Development Framework (PSDFovénber 2005)
“ Provincial Spatial Development Framework (PSDFovéinber 2005)

LX)

inward to result “in the reappraisal of developmegportunities in vacant
brownfield or underdeveloped land within the urlegige”.

Urban sprawl has a parasitical effect of land camation far exceeding the accepted
land take-up rate. The common descriptive indicatgiven to sprawl is the
“hollowed-out” doughnut effeét (also see PSDF, 7.3.11). Urban sprawl is not
limited to housing but also represents the broaltflipg environment that includes
inter alia industrial development. The biggest &g of sprawl to urban dwellers
are the loss of agricultural land, the loss of msseof place and longer commuter
distances. The scale of sprawl and subsequertt effviously varies from city to
city and town to town.

The consequence of urban sprawl is mostly negativeirban function but in
comparison to the urban context one must diffeadatin the scale (or intensity) to
assess the impact at the level of smaller settlesnen

Table 16
Effects/ Indicators of sprawf’

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 mitaselled

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 Beigritowns but extremely restricted in
impact and range. The most relevant indicators carlg the increased cost of
infrastructure, loss of agricultural land albeitt tigh potential land and increase in
housing starts and building permits.

46 Urban Sprawl Cost Us All, p 9
4" The Population Dynamics behind Suburban Spra@l, p
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The causal factors of sprawdrban/push factors; rural/pull factorsdre also not that
apparent in the Bergrivier municipal area with spreaused mainly by “insensitive”
land-use consumption as a result of old plannidigyo This was most evident in the
apartheid settlement layout where low income housing wasequlaseparate of other
complementary and / or associated urban land-tegarées and consequently engulfed
large tracks of land and sterilized that in-betwed@tmost the only other indicator of
sprawl in Velddrif is the occurrence of residentildvelopment shaped along the
northern banks of the Bergrivier that resemblesnaat development in order to
optimize the uninterrupted vista of the naturatifea

These two mentioned urban phenomenon do have gpécif mostly dissimilar
physical and operational features that charactéhisie occurrence such as number
and size of nodes, length of development corridptst size, densities, travel
distances, cost-effectiveness of infrastructurest-effective municipal services,
public transit, etc.

This BSDF uses the amount of waste generated asdéaator for urban growth
given the large residential component.

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 2040 108 10 0,70
Prison
TOTAL 192,1

The Integrated Waste Management Plan for the BéegiMunicipality*® calculated
the waste tonnage generated within the municipah a0 be 27 tons per day of
which 14 tons is generated in the towns of Velddnfl Dwarskersbos and the rest,
13 tons, in the remaining towns. Compared to @&lZXigures it actually indicates

“8 personal comment by Jan Palm, April 2008

a slight decrease of 3 tons of waste generated/@ek. It is interesting to note that
as a percentage of the total waste generatednibard for Velddrif increased from
48, 4% (2001) to 51, 8% in 2008.

Industrial growth in Piketberg since 1984 is reséd to a slow take-up rate of
industrial land. A study that was completed in 1984 actually anticipateuighn
demand for industrial erven and consequently edmoan significant amount of
land to the east of the N7 national road for thigppse. Compared to the present-
day industrial developed area the study over-estichdhe 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 thesidential land-use category
the dominant and only urban function that would denand consideration (at
least within the time-frame of this planning exercse).

The real economic growth percentage per annumeofliffierent towns is discussed
in Chapter 3.

6.2 Urban Corridors/ Urban Nodes

A corridor amasses to some movement or other amdide and length determine
the effect thereof. The most common component ¢hedites a corridor is a road
which serves as a funnel for urban activities ddpahon access and movement.
The alignment of the road corridor can be manigaldby natural elements that
include a river course, coastline and steep terraifhe natural features that
dominate the landscape along with the historic tionc of the town have
consequently determined the spatial structure dfqodarly Velddrif rather than the
land-use associations. The shape of the subsetueyen” corridors relates to
linear development along natural features. Thesk&ah” corridors, except for the
main road through Porterville are characterisedldnking residential land-use that
completes the land-use association. The urbansnale corridors in the respective
towns cannot be defined as growth “shapers” buascherely supplements to urban
land-use. Velddrif / Laaiplek with its multi-nuclenodel do have two business
nodes and an industrial node with neither of thesges well defined. This would
detract from the notion to manipulate densificaiioand around any node.

49 “Raamwerkplan Piketberg Industria, Crous SteyMedewerkers, 1984
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Piketberg is the town with the most compact urbanfiguration and the best The following map is a graphic illustration of agstle re-alignment of the R27
defined urban business node. The urban strucagembles a centrifugal shape main road that originates from the early 1980s
outwards from the business centre.

The N7 national road that bisects Piketberg towasdoot function as a corridor
although it provides a well-defined development eodith the eastern two
quadrants serving as industrial areas. The pessigrading of this intersection is
being considered by the South African Roads Agdrinyited with the proposals
under consideration depicted on the following tewpoluts®.

FEOTT 45T WAL e NATIONAL §BUTE 7 | SEETIONS 3 TO 5 - WESKusPan”
EONBILTING CiviL ERGIREERS
CRPE TCW ALTESNATIVE ROUTES - & , 8. €

[er——= S e

6.3 Urban Precincts

Urban areas consist of geographical precincts alsmmonly referred to as
neighbourhoods especially for those areas whered@iminant use is residential.
Each precinct has an urban function associated ®ditial, environmental and
economic elements that are absorbed and expressmsnposition and manifest in
amongst other land-use, amenities, landscape, siahehaviour and leadership.
Each precinct does have perceived boundaries tttntuate their function and
illustrate linkages between other and mostly adijgjiprecincts. The South African
neighbourhood brought about partially dgartheidspatial planning is furthermore
characterised by a composition that illustrateg)iradity between race and “class”
and a locality that accommodates barriers to iatémr and optimization. Minister

%0 Layouts provided by ITS Engineers (Pty) Ltd. *1 personal comment: Mr. L Starke, District Roadsifeey, June 2008.
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Essop? highlighted “that urban edges are required toassithis legacy, to manage,
direct and phase urban growth pro-actively”.

The urban neighbourhood also instils a sense ofepknd belonging for the
inhabitants that are infectious towards opiniontipipation and action. The reality
of present-day neighbourhoods in South Africa igpralonged trend of non-
amalgamation between different races that will perate reluctance to social
equality and acceptance (i.e. nation building)The barriers as mentioned take on
physical dimensions in that they are stretchesod | railway lines, rivers but also
non-physical dimensions such as preference anddafdity.

The composition of all neighbourhoods must be restoupgraded into quality
living environments. The immediate physical alterato present-day layout is the
consideration of mixed-use areas to come aboutigfirnfill development.

The towns in the Bergrivier municipal area can kessified as having separate
neighbourhoods (residential areas) but does ndtgythe extremes that normally
symbolize the notoriouapartheidurban layout as found in some other towns within
the Western Cape. The main reason can be thatafahe 7 towns have an area
that can be described as the previously known kbtawnship”. Of all the towns
in the Bergrivier municipal area it is in Velddtiiat theapartheidurban layout is
best defined. The positioning of certain land-oategories and distance between
urban functional areas operate as buffer areaseeetthe predominant low cost
residential area and the more affluent urban ared$e irony is that with
compaction and integration of the urban structaréelddrif the restructuring of the
spatially defined situation would be best achievenhpared to the other towns.

6.4 Urban-Rural Interface

The urban-rural interface is characterised by addsm” confrontation between
urban and rural land-use. The towns do not haVerhareas that manifest gradual
transition. These areas are also not associatéd high intensive or obnoxious
activities (land-use). The outer shell of the tewis defined by land cover
associated with either an area of ecological siggniice or agricultural land. The
functional quality of particularly the agriculturalreas varies with consequential
“protection” to be evaluated according to urban ded

%2 Provincial Urban Edge Guidelines; Provincial Gowaent Western Cape; Department
Environmental Affairs and Development Planning; E&rber 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;
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7.1.1

Spatial

Urban Structure
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Chapter 7: Spatial Contextualization and Trends

The morphological arrangements of the towns irBrgrivier municipal area differ
in that the urban structure (layout), land-use atiter characteristics of the built
environment are not the same and tend to resemiigtare of the “sector model”
and the “multiplenucleimodel”. This arrangement of the urban structureecabout
through a range of forces that include naturalifest and functional preferences at a
specific time in the growth and development of esettlement respectively.

Piketberg

Natural feature

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

(mountain) divide between workplace and residence; continued
outward extension of low-cost housing area;
Porterville Function (central No, apart from continued_outward extension o
place) low-cost housing area,
velddrif/ Natural feature (river No, _still dominant linear Qevelopment pattern algng
Laaiplek sea) | river edge and coa_stllne except for low-cost
housing area,
Dwarskersbos Natural feature (sef) 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 towngm#sles a regular and predictable
pattern in that the dominant use is residentiahwfte secondary land-uses of

business and industrial land.

The location of atipdar land-use tends to
synchronize with similar or complementary land-udeg is influenced by a
multitude of factors (external and site-specifi®). ispatial policy, transport routes,
visibility, infrastructure, topography, size, drage, etc. The highest and best use of
a portion of land should determine the eventualréwpments on a land parcel and

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

The realignment of

Occupation rate decreased: Hotel in Chur

Street;

>

Piketberg the main road . o
through the town New business venture: Wnkelshoek
development;
Velddrif/ . . .
Laaiplek Golf course Possible residential development
Eendekuil Closure of Cheese factory

Another of the factors that determine the preferdamhtion for a land-use is the
demand and supply for a particular market segm@his is particularly noticeable
in Velddrif with the Port Owen development and enirdevelopment applications

for high value and luxury housing developments.

7.1.2

Land-use applications

The following tables illustrate the trend with redido land-use applications within
the different towns in the municipal area since 6L9®iketberg, Porterville,

Velddrif, Laaiplek, Dwarskersbos, Eendekuil, Aurdredelinghuys and farms).

Table 20
Rezoning applications

Pi Po V| La DI E] A|R Farms Total
1996 1 0 1l o o] o o o 1 3
1997 2 o 4| 1| of of o o 5 11
1998 1 o 2| 1| of of o o 1 5
1999 2 o of of of of o o 1 3
2000 0 o of of of of o o 1 1
2001 1 2 of of o of o o 2 5
2002 3 0 1] o0 1l of of o 2 7
2003 2 5 1l o o] o o o 5 13
2004 0 2 of 2| o 12f 1§ o 4 10
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Table 20(continued
Rezoning applications

Pi Po V| La D|IE|] Al R Farms Total
2005 | 10 5 5 o d 1 23
2006 | 12 5| 6 1 2 32
2007 5 3 1l o of o 0 13

Table 21
Subdivision applications

Pi Po \% LID|E]A]R Farms Total
1996 0 2 1 1] 1] o of o 0 5
1997 4 7 31 3 11 of o o 2 20
1998 2 1 6| 11 ol of o o 2 12
1999 1 3 41 ol ol of o o 1
2000 0 0 2| 11 ol of o o 4
2001 4 2 o]l ol ol 11 o o 2
2002 3 0 41 11 o of o o 5 13
2003 3 9 2|1 ol ol of o o 7 21
2004 3 5 71 2| o 1f 1 3 5 27
2005 | 10 9 12 71 31 o 7 ¢ 4 52
2006 | 19| 19| 26| 9f 2 4 4 4 4 85
2007 6 5 2| 2| 1|1 of 4 2 0 22

Table 22
Departure applications

Pi Po|lV|L|D|E]A]R Farms Total
1996 0 0 1] 1| 1| o o O 2 5
1997 0 o 2| 1 ol o o O 3 6
1998 0 o ol 3 o o o O 2 5
1999 0 ol ol of of] of o O 0 0
2000 0 o ol 2] ol of o O 1 3
2001 0 0 1] 1| o] o o O 1 3

Table 22(continued)
Departure applications

Pi Po|l VIL|D|JE|A]R Farms Total
2002 of 2] 1f ol ol o o d 1 4
2003 1| 2| 2| 2| 1] o o o0 1 9
2004 1| 8| o 3] o] o o O 4 16
2005 of 4] 4 31 11 o o d 6 27
2006 71 7| 4] o]l 2] o o O 1 21
2007 2| 2| 2] o] o] o o O 0 6

Table 23
Consent use applications

Pi Po| VIL|D|E]A]|R Farms Total
1996 0 0 1] o]l of of of o 2 3
1997 0 o| ol ol of of o o 0 0
1998 0 o| ol ol of of o o 0 0
1999 0 o| ol ol of of o o 1 1
2000 0 o| ol ol of of o o 2 2
2001 1 0 1] o]l of of of o 0 2
2002 0 o| ol 3] of of o o 0 3
2003 1 1| 4] of 2| of of o 1 7
2004 1 51 ol 2| 1 of o o 2 11
2005 2 4 of 3 1] of o o 2 12
2006 3 2 21 3] 3 o o o 0 13
2007 5 o| ol ol 1 o] o o 1 7

There is an increase in the number of land-useicgtjgns noticeable since 2003
and a severe decline for 2007, albeit from a nethtilow base (these applications
do not distinguish in the extent of each individagplication). As expected the
three major towns of Piketberg, Porterville andddeif do represent the majority of
the applications with the farms contributing a éstest fraction.

The following tables indicate a summary of the entrdevelopment proposals with
regard to underdeveloped or undeveloped land irsamahd the urban areas.




3606

69,1 ha
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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

3.5ha

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

1475 (wait for
ROD)

38,5 ha

2530 (wait for

1405, 1408 (wait for
ROD)

on, 11,9 ha 107 90
1347 (application -

with LA) 57 ha -
Erven 1321, 1398,
1399, 1403, 1404, | 115, p 65 )

Low cost housing

3479 (Wheatfields

phase 2 — approved 3 ha 49 i
erf 665 (approved) 1,8 ha - 37
2702 (wait for
ROD) 11,95 ha 113 -
Mooiplaas
(conceptual) ) 1200 j

ERF 544

30

30

Low cost
housing

Farm 110
(application
with PGWC)

11.2 du/ha

Approx. 10
ha

65.54 ha

150

539

200

149
(approved)

9 du/ha

12,8 ha

111

Low cost housing
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7.1.3 Land coverage 7.1.4 Open Space
The estimated coverage (hectare) of the dominaitise categories in each of the The towns in the Bergrivier municipal area are ahterised by a multitude of open
towns as follows: space in the form of private and public land.

7.1.5 Vacant land

The extent of vacant erven (all land-use categpnethin the built edge and
neighbourhood area is as follows:

The following two tables illustrate the amount acant residential erven within the
built edge in each town:

Measured against the national average the towrkeirBergrivier municipal area
differ considerably. This can certainly be asalitie the excessive provision of
open space in the respective towns. Another faotour calculations is the large
tracts of land indicated on the land-use mapsthnarity use.

%3 Only includes the area west of the N7 nationatiroa
*“Dije Stad en sy Omgewing”, Van der Merwe, 1987 %5 Bergrivier Spatial Development Framework (2002)




BSDF: Bergrivier Spatial Development Framework,

The excessive number of vacant erven is due tanibeption of the Port Owen
development.

* These calculations only include the existing met housing project for Velddrif.

The number of proposed vacant erven situated @uthiel built edge is subject to a
prolonged period before it can become part of treglable supply. The evaluation
of these applications is subject to the spatialgjines proposed within this BSDF.

Please note: as described in Section 3.3 (BSDFetdtahding and Principles) the
following will apply: “Further detailed research dainvestigations at site-specific
level must support any development (land-use) apfidin in addition to the spatial
proposals of the BSDF and adhere to relevant reltieomd provincial legislation and
policy”.

Velddrif is the only town for which data represegtia time-series is available. The
statistics indicate that there was a decreaseamthmber of vacant erven over a
time period of seven years. The percentage ofleasial erven that are vacant also
decreased from 44.9% to 28.2%.

CHAPTER 7:7.1 PROPOSALS
The following table is a summary of all existingdapotential residential erven that CONCLUSION

would be part of the short to medium term supplhimithe respective towns. . 1 Proft_(lect existing urban
i profile;

applications in sync with
economic growth and Consider a “fractional
decline”; inventory” for vacant

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

Urban growth will manifes
in residential demand and
Residential land cover above supply;

national average;

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

%6 Spatial Development Plan for the coastal areadsstwelddrif and Elands Bay, 2005
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7.2 Housing

It is argued that it is impossible to understanchynaspects of urban dynamics
without understanding housing supply, and thag difficult to think sensibly about

real estate in many contexts without understandireg urban equilibrium which

determines the price and quantity of housing

The study illustrates that there is a deep conmedtetween urban change and
housing stock and this is evident in the strongetation between population levels
and housing units. It is also stated that the lmusupply can be a response to other
factors that determine urban growth but that cerparticular features of housing
supply can change the pattern of economic growftm inelastic housing supply
would impact positively on house prices in that tivenber of new houses does not
increase significantly. It is stated that land-ys#icies are deemed to be more
exogenous than reduced-form measures such as deveities. The study further
argues that density of housing units is one proxytie elasticity of housing supply.

For the purpose of this study the following housegycategories 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

0 Luxury: R1 500 001 >

The implementation of the econometric model (seeeruare 10) to forecast future
housing demand in the Central Places producedhesssatisfactory results due to
the absence of statistically robust relationshigtwben housing demand and
economic variables. But, the model did producalibte projections of housing

demand for the coastal towns.

5 NBER Working Paper Series, Urban Growth and HauSinpply, Working Paper 11097,
January 2005.

CENTRAL PLACES

Despite the fact that the SA economy has been inpswing phase since 1999,
which concurrently resulted in a booming house mgrkousing demand in the
Central Placegemained in the doldrums.

As a result of this anomaly, the inverse relatigmstbetween economic
expansion/house price growth and “demand” for huyén the central places, our
best estimate of “demand” in the next five year80@2012) is based on the
experience of the recent past. This is done by lgirtgking the average of the
square meterage or units completed over the lastyears as our forecast of new
‘demand’. As the accompanying table shows, we forecast neweitiand’ of
roughly 6 000m?2 p.a or 90 units p.a. over the 2008312 period.

Units

Square meterage

Central Places 6.097 90

Source of data: Stats SA

Figure 7 shows the 2006 distribution of full-title trandacts in the central
places across the four price classes.
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Figure 7: Percentage breakdown of full-title transérs — Central Places
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COASTAL TOWNS

The econometric modeling completed for the coastahs depicts a steady rise in
demand over the next five years.
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Figure 8 shows that over the next few years, there wouldrbaverage demand for
roughly 21.184rh of housing per year. Furthermore, our analysisthef 2007
valuations roll indicated that 46% of the rate payaddresses were in the coastal
towns while the rest (54%) were residing outsidehafse towns. Therefore, we
adjusted our forecast of 21.18%apwards by an “external demand factor” of 1,16 to
24.279m. This still excludes any migration impact thatghti occur within the
affordable house price category.

To determine the forecast for the number of housinits, the 24.279fiwas divided
by the average size of units completed in the ebésivns. Over the period 1989 to
2007, the average size of a housing unit complietéite Gastal Townsvas 141rh
Therefore, we forecast the demand is approximatelfl74 housing units per
annum over the next few years.

Figure 9 shows the 2006 distribution of full-title transacts in the Coastal
Towns across four price classes.

Figure 9: Percentage breakdown of full-title transérs - Coastal Towns
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These calculations exclude the demand for low-dustising as depicted on
municipal waiting lists. According to the statistiprovided by the municipality
(discussion with Jaco Breunissen, 10 April 200&8)demand for low-cost housing is
as follows:

Velddrif : 350
Piketberg: 1 400
Porterville: 800
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The Draft Bergrivier Housing Master Pfrindicates that the October 2007 demand
for low-cost housing as portrayed by the waitirgjdiwas as follows:

Aurora . 56;
Eendekuil 1 70;
Piketberg 1 1162;
Porterville 1 613;
Velddrif : 338; and
Redelinghuys 1 102.

The Draft Bergrivier Housing Master Plan determi@e2.6% growth rate in the
demand for low-cost housing until 2017. The consegal increase in demand
within the planning timeframe of the BSDF (until1&) would then be as follows:

Aurora : 65;
Eendekuil 1 82;
Piketberg 1 1355;
Porterville 1 715;
Velddrif : 394; and
Redelinghuys 1 119.

This implies an annual demand for 546 houses @6fil3. The crucial issue to be
considered by the Municipality is focussed delivesfy houses within policy
guidelines as proposed.

According to the Draft Bergrivier Housing MasteraRl the Municipality is
considering the following housing projects:
Piketberg:
o Provision of “GAP” hosuing (80 erven already sulididd);
o0 Project I: 405 units at a cost of R 35.127.785,00
Divided into phase 1 = 81 units and Phase 2 = 324
units.
0 Project Il: 995 units at a cost of R104.095.086,00.
Velddrif:
0 150 low-cost houses west of Noordhoek (up to thendary
with erf 3606);
0 100 “GAP” houses (proposed to be provided on e8f3)2and
0 Phase 1: 350 houses (proposed to be provided dr2&8j).
Porterville:

%8 Draft Bergrivier Housing Master Plan, May 2008

0 The current proposal is to provide future low-chetising on
land to the west of Monte Bertha as earmarked énpitevious
BSDF (BSDF.2002);

“GAP” housing: 100 units

o Phase 1: 350 units;

0 Phase 2: 450 units.

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

Provincial Government: R1.6 million (2008/2009)dan

National Government: R 4.6 million (2008/2009).

The provision of low-cost housing to the north bk texisting built edge in
Piketberg, should be within the delineated rigidbar edge. Any urban
development proposal for strategic vacant land (Geapter 11, Section 11.5) or
areas associated with the soft urban edge musgttiméothe provision of low cost
housing in the context of the local need and ablElaesources. A similar situation
exists in Porterville with low cost housing to eyided on land associated with the
delineated soft urban edge to the west of Montahaer Any urban development
proposal for strategic vacant land (see ChapteSgttion 11.5) or areas associated
with the soft urban edge must prioritise the priovisof low cost housing in the
context of the local need and available resourdése future provision of low-cost
housing in Velddrif should either be in the soutbstern corner of erf 1283 or on
strategic vacant land as identified (see ChapteBgdtion 11.5).

Please note that this BSDF (see disclaimer) did nobnsider the zoning of any of
the properties concerned.
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CHAPTER 7:7.2 PROPOSALS

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

“ ® |nclude the observable
‘ fact of external demand
for housing;

CONCLUSION

® Elasticity of housing
market also determines
urban growth;

Continued growth in
residential demand
anticipated;

Reconsider current
development proposals
for the provision of low-
cost housin

Demand for low cost
housing (backlog)
significant;

7.3 Ownership

The delineation of urban edges and determinatiodeoisities are complicated by
the ownership of land within the various urban srea\ free market system of
demand and supply prevails and is mainly driverebgnomic imperatives. This
situation is common to all urban areas but vanesdale. The biggest impact of
demand and supply on urban function and structupedvalent in Velddrif.

Municipal commonage is deemed an easy solutiohdavailability of land for the
provision of low-cost housing. The Municipality owlarge tracks of land as
commonag®, namely in Aurora (80 ha), Piketberg (500 ha),t&wille (315 ha)

and Velddrif (52 ha).

The commonage in Aurora would not impact on thevigion of low-cost housing
until 2013 as the Municipality should prioritizeetiprovision of houses in the three
major towns. The commonage in Redelinghuys shbeldrotected as conservation
areas (also see Section 11.3). The commonage rieriAtle (erf 1002) is not
considered for any development proposal until 2013.

% Draft Bergrivier Housing Master Plan, May 2008

7.4 Services infrastructure

The provision of municipal services and relatedastructure by the Municipality
portray efficiency within a relatively resource-pamvironment. The infrastructure
is however, as is the case in most municipalitieshie country, under pressure.
Reasons for this include lack of funds and ingtnal capacity. The maintenance
and upgrade of existing infrastructure (and comwrsin of additional infrastructure)
is mostly subsidized through a financial contribotfrom “new” developments.

The Department of Technical Services implements‘iavestor pay” approach
towards the evaluation of land-use applications.hisTallows for positive
consideration by the officials of any applicatiamct to the investor subsidizing
all related costs to external and internal infiasttire requirements. In the process
the existing infrastructure is upgraded which mofeen than not creates excess
capacity.

Any subdivision is made subject to a once-off payniey the owner or developer of
R7600.00/erf as well as a payment to link up toekisting infrastructure. The rates
and taxes obtained from higher valued erven protfi@emunicipality with much
needed funds used for the provision of municipalises.

The Municipality has “set a clear development ffaththe Bergrivier Municipality
through the focus on the “maintenance and upgrédstizal infrastructure over the
next three year§®The IDP indicates that an amount of R 41,749,D0d) own
reserves” is to be invested to achieve before roeat.

The following summary indicates the proportion b& tmunicipal capital budget
(08/09) of R 67,418,000.00 allocated to the différenunicipal 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 amtriog the limits of their supply.
The bulk water supply to the Velddrif/ Dwarskerslamea is provided by the West
Coast District Municipality with the local municilitg responsible for distributing
the water. The Department of Water Affairs and Bgeprovides for a combined 2-
3% growth in water demand per annum per municipalihey have in recent days

% Draft Bergrivier IDP 2008/2009, May 2008
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started to exercise more control on municipalitié regard to consumption in

order to instill a move towards the identificatiof alternative solutions to the
source of water. These studies have been alsatetdtiby the Water Service
Provider Authority (WCDM). It is advocated that wasupply will become cheaper
with decentralized solutions such as desalinaffdre source of the water supply to
the Velddrif/ Dwarskersbos area constitutes the IWe€Dam, Misverstand and

Langebaan Aquifer. This allocation amounts to altof 11% of the total supply to

the Saldanha/ Vredenburg area.

All other towns are self-reliant in the sourcingrification and distribution of water.

The towns in the Bergrivier municipal area haverbesing local sites for the

disposal of waste. None of these sites were dperdtwithin the regulations of

DWAF. This situation demanded a new approach lid seaste disposal with solid

waste transported from transfer station to “regibeges. Consequently, no solid
waste infrastructure, apart from transfer statiossrequired since all waste is
collected and transferred to either Highlands (Msdbury) or Vredenburg. Two

routes of solid waste collection exist: the firstite collects solid waste from Aurora
and Velddrif and it is deposited at Vredenburg #mel second route collects the
solid waste from Redelinghuys, Porterville and Rikeg that is transported to
Malmesbury.

Road maintenance is a continuous task of the Mpality and occurs within a
framework of efficiency. The N7 national roadusder the jurisdiction of the
South African Roads Agency Limited with the upgragiof the intersection at
Piketberg being considered. The R27 is managethéyDistrict Roads Engineer
and runs through Velddrif and Dwarskersbos. Thmmnmroad networks are deemed
sufficient to accommodate expected future urbamvtjravithin a five year planning
timeframe.

COASTAL TOWNS

Velddrif Engineering Services

There is a high density development for 500 ervethé northern part of the town
(see table 24) that is not included in the WatestdaPlan. The first phases of the
development of 150 low-cost housing units are dlyea process.

Water:
The provision of water is currently sufficient fire town. Works on the Velddrif
bulk water supply is 30% compléte

Storm Water:
No problems experienced with storm water within tben. The clay soil causes
complication for developments within the Noordhee&a.

Solid Waste:

The current solid waste disposal site will be rélitated and is the subject of a
concluded swop agreement between the Municipatity adeveloper. Solid waste
is to be transported to Vredenburg. Transferatatare being constructed.

Sewage:

A waste-water treatment works is located on erf510Bhe second phase of the
development of low cost housing will include altevas to the waste water
treatment works. A technical report on the possibpgrade of the plant is
completé,

Port Owen, Noordhoek and the “new” areas all haagerborne systems with the
rest of the town still serviced by septic tank syss. The “old” Velddrif area
functions with a septic tank system that is to pgraded to a waterborne system.
This upgrading is subject to further developmentparfunities to the east.
Densification by the subdivision of erven is allaieut limited to all cadastral units
not being smaller than 508niThe desirability also depends on the capacity ef th
existing infrastructure. The pump station at theidboek plant would be upgraded
as contractors have been appointed.

51 Draft Bergrivier IDP 2008/2009, May 2008
%2 Draft Bergrivier IDP 2008/2009, May 2008
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Electricity:
The provision of electricity is to be doubled andcls a process has already

commenced. The tender process for the electricityractors (for low cost housing
project) has been concluded.

Roads:
All roads are in reasonable condition. Sufficieapacity exists to accommodate
expected future urban growth.

Dwarskersbos Engineering Services
Seetable 24for the extent of the proposed development oppdigs in the town.

Water:

The WCDM provides bulk water that is stored in tweservoirs of which the
existing surplus capacity could allow for an additil 40 erven. The consistent
supply of water is complicated because of seaduighl demand. We estimate that
the population increases tenfold during peak season

The existing reservoirs store more water than nbimage with the consequence
that water becomes saline and needs to be retrektisdestimated that development
on the eastern side of the main road will requiogerstorage capacity.

Storm Water:
No problems are experienced with storm water withatown.

Solid Waste:
The solid waste services are sufficient. Solid eéstransported to Vredenburg.

Sewage:
Although the sewage system is a septic tank sy#tisndeemed sufficient.

Electricity:
The supply of electricity to the town is adequate.

Roads:
A road maintenance plan is in place.

CENTRAL PLACES

Piketberg Engineering Services
Seetable 25for the extent of the proposed development oppdiés in the town.

Water:

Piketberg has a sufficient water supply althoughwlater source is under a little bit
of pressure. The Water Treatment Works are runaing capacity of 75%. The
industrial area is also provided with purified wat&he upgrade of the water works
and purification plant is to be considered in the 12008/200%,

Storm Water:

The capacity of the storm water system is a concekn upgraded storm water
system is planned for the whole of Piketberg. Appsed development on the slopes
of the Piketberg mountain (awaiting an ROD) is beaonsidered subject to strict
measures with regard to storm water management.

Solid Waste:
The solid waste services are sufficient. Solid eé@stransported to Malmesbury.

Sewage:

The waste-water Treatment Works are under hugsymesind plans are in place to
build a new WWTW. This upgrade will be phased oeethree year period.

Developers of future housing projects will be regdito link onto this planned

upgrade with regard to financial contributions gsttasing of development. The
Municipal Infrastructure Grant (08/09) will providke 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

®3 Draft Bergrivier IDP 2008/2009, May 2008
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Seetable 25for the extent of the proposed development oppdias in the town.

Water:

Due to a water shortage all developments weredaleenforcing a moratorium on

development. No time period was considered byabencil to in which to address

the situation. Usage problems are experiencedthittdam (next to the golf course)
that is the main source of water. During the camsion of the dam an agreement
was made between the municipality and farmers ¢hah party will have 50% of

the water capacity. Currently the town’s water rsekdve exceeded the 50% quota.

A study has been conducted to investigate altermatater sources.

Storm Water:
The storm water infrastructure is sufficient foe tiown.

Solid Waste:
The solid waste services are sufficient. Solid eéstransported to Malmesbury

Sewage:
The waste-water treatment works are fairly new #mete is adequate sewage
infrastructure to accommodate the proposed newlolgvents.

Electricity:
The electricity supply to the town is adequate.

ISOLATED VILLAGES

Eendekuil Engineering Services

It is not anticipated that additional demand on th&astructure network and
services will take place.

Water:

Water supply is limited and is a serious concerataiis currently supplied from
boreholes and two dams. The water supply needs fodreased, if the town is to
expand or densify.

Storm Water:
The system in place for the management of storrenvimiadequate.

Solid Waste:
The services provided for the disposal of solidtwase sufficient. Solid waste is
transported to Malmesbury.

Sewage:
Waste-water treatment works function effectivelydaB0% 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 thi&astructure network and
services will take place.

Water:
Water provision was not a problem in the past bigtmot anticipated that additional
demand on the infrastructure network and servidksake place.

Water:

Water provision was not a problem in the past hug tb the construction of the
sports ground the water provision is severely &ff¢@nd there is now a shortage of
water. The capacity remains adequate but the gigpmited.

Storm Water:
The management of storm water in the town is adequa

Solid Waste:
The solid waste services are sufficient. Solid wastransported to Malmesbury via
Saldanha as discussed in the beginning of the decum

Sewage:
The sewage is collected with honey suckers systherava tanker truck empties the
septic tanks twice a week and dumps the wasteeifighds outside the town.

Electricity:
The electricity supply to the town is adequatedagacity is a problem.
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Due to the construction of the sports ground theewprovision is severely affected
and there is now a shortage of water. The capegitains adequate but the supply
is limited.

Storm Water:
The management of storm water in the town is adequa

Solid Waste:
The solid waste services are sufficient.

Sewage:
The sewage is collected with honey suckers systhareva tanker truck empties the
septic tanks twice a week and dumps the wasteeifiglis outside the town.

Electricity:
The electricity supply to the town is adequatedaacity is a problem.

Redelinghuys Engineering Services

It is not anticipated that additional demand on thiastructure network and
services will take place. A development applicatiby a church for the
development of 50 — 60 erven would require carpfahning w.r.t. infrastructure
demand.

Water:

The capacity of the water infrastructure is suffitiand will be able to handle future
development and densification. Water treatment si¢ethe addressed to ensure that
the quality of the water supplied to householdsantained.

Storm Water:
Storm water is not a problem.

Solid Waste:
The solid waste service is sufficient.

Sewage:

Sewage is a problem. Any new development applicatidl be subject to the
increased capacity and alternative options for sggee A compulsory capital
incentive by any developer is required to upgréesewage system.

Electricity:
The electricity supply to the town is adequate.

Implementation

The municipality should impose a capital contribati(apart from a compulsory
capital investment for infrastructure) on any depehent application towards a
municipal fund. This resource should be used for general upliftment of
communities through social and economic developrapportunities.

The Municipality should formulate, as a matter afancy, steadfast criteria for the
determination of this contribution. The contrilmuti should be limited to larger
developments and be exponentially linked to thelemof units, densities achieved
and distances from the town centre.

Within a position of compromise all developmentssinbe considered within the
strict application of the criteria.

CHAPTER 7:7.4
CONCLUSION

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

“Developer pays” principle;

Municipal service
infrastructure not sufficient
everywhere;

Municipal service delivery |
good; A

Municipal Council placed
moratorium on
development in Porterville
subject to provision of
water;
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7.5 Land Reforrff

An Area Based Plan (ABP) is being formulated fa YWest Coast District (includes
the Bergrivier municipal area) by the Departmenitarid Affairs.

A new approach to land reform by the Departmenpriznounced by the LASA

(Land Acquisition/ Share Acquisition) Program tiheplaces the SLAG and LRAD

programmes. The focus of the ABP would be to ditke implementation of the

LASA and the PLAS (Potential Land Acquisition Segy) programmes with the

latter to determine land reform based on amondstradevelopment along nodes,
development potential of areas and production ofroodities.

In respect of the delineation of the urban edgetliertowns within the Bergrivier
municipal area it is not foreseen that possibled lasform would be negatively
affected by any proposal forthcoming from this imémtion. The ABP should
however, be considered once formulated.

& personal discussion with Mr J.M. Slingers (DLA§, ay 2008

7.6 Sense of Place

A sense of place is often defined as an attach(penteption) by an individual or a
community to an urban precinct and tends to bedrighlower-income
neighbourhoods than in middle-class commurities

“Critical regionalism” requires that the followirigprinciples should guide planning
and design, namely:
. Sense of place;
Sense of history;
Sense of craft;
Sense of nature; and
Sense of limit®¥,

The Bergrivier municipal area upholds a number afdscape and cultural
impressions that are unique to the specific locatdad contribute along with the
economic base and natural resources to the exéstmt sustainability of the urban
areas (the scope of this SDF limits analysis asésssnent within the rural areas).
These impressions are obviously the culminationaofariety of factors with
emphasis in the description thereof to follow oobyncerned with the status quo and
not the cause. Similar to the functional dividee(Section 3.1) the municipal area
constitutes vastly different landscape nuanceshinvtestern coastal area and the
eastern mountainous and plain areas.

The Provincial Spatial Development Framework, 2q@bmotes four types of
landscapes and classifications so as to descréb&isial attributes of a particular
landscape. The 10 urban settlements within the icipat area (including

Goedverwacht and Wittewater) can be sorted intferdit types of impression
when considering character, aesthetics, ambienu#, asmosphere. The values,
norms and standard of the individual and/or a graypf people are reminiscent of
their behaviour and normally correspond with thseirounds.

The three coastal urban concentrations of Velddrfaiplek and Dwarskersbos
differ significantly in every aspect of impression.With tourism being the
predominant economic sector for these towns it imesoparamount to maintain and
nurture the inherent qualities that contributerid austain their potential.

% Interpreting the City, An Urban Geography, 1980
% West Coast Spatial Development Framework, 2000
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Dwarskershosis characterised by linear residential developragonig the coastline
of which the primary function is to provide holidagaside accommodation (mainly
temporary residence; own title) as close to theasepossible. There are almost no
similarities in architectural building style of thesidential houses except for the
new development to the north of the old core regidearea. The spatial form
resembles a rectangular shape with the two sidesisting of the sea and the R27.
There is no industrial land-use except for municgeEvice infrastructure with an
insignificant business land-use component. Thel thaough the town is straight
and does not have any time-consuming interventiblas demand any sort of
interruption in your progress. The impression bandescribed as dull, uneventful,
unsatisfactory, and uninspiring and does not leavkasting impression unless
Dwarskershos is your holiday or fishing destination

Finding: The settlement does not possess a distinctiveet@sattribute (excluding
the sea vista) or defining sense of place. Boueslavith regard to aesthetic quality
need to be imposed to minimise further insensitikEan development;

Proposal: “future urban development should promote the msgipn towards an
acceptable aesthetic contribution that would renedsting impressions”.

Velddrif is an urban settlement that is bountiful in chagdcaesthetics, ambiance,
and atmosphere that incorporates numerous uniggpeegsions. The town is

situated on the northern banks of the Berg RivewsB kilometres from where the
river enters the sea. The impression is thus beote dominated by the river and
can be divided into fragments that constitute rieasthetics, river activities,

river/sea interface and the urban area. The imfme<f the river aesthetics starts
before you cross the Carinus Bridge (entrance ftape Town) in that you are
engulfed by the visual impact with a 180 degreasavof a river floodplain. The

only visible human interference at that point i® t@erebos salt works after
travelling on the R 27 through a flat terrain thas occasionally scarred with an
industrial building in the distance. This area barclassified as having a low visual
absorption capacity due to the elevated road imnfretuire, flat topography and low
vegetation structure.

Entrance to the town is gained by crossing therribedge with an instant
confrontation of a choice of direction that will pact immensely on the continued
impression. The visual impression along the VefddrPiketberg (MR 399 —
Voortrekker Road) road on the northern bank ofriter is one of predominance by
river aesthetics with the built environment not @lfigg the natural beauty and flow
created by the river meandering towards the motie single residential dwelling
units that dominate the urban fabric in this areghdwever, not present a unified or

contributing impression primarily due to the absenta unified thematic display in
design.

The road to Noordhoek (Noordhoek Street) can besiflad as the economic
corridor of Velddrif but is not congested with econic activity and provides for a
perceived oversupply of land for business locaitieMost of the light industrial
activities of the town except for the fishing inthysare located alongside this road.

The visual impression and sense of place createdgathe “coastal” road to
Laaiplek resembles a combination of built-up areggen spaces and a river
interface with economic substance. Mooring ofifighboats along the river's edge,
vast portions of vacant land, accommodation of & feonsistent thematic
architectural styles and topographical calmnesseaemples of the assortment of
impressions. The sense of limits is infinite iatthapacity exists to add to almost all
urban qualities i.e. conservation of environmeatal cultural features, creation of a
defined business area, efficient use of vacant kmdl reassessment of allocated
urban land-use i.e. public open space. The imimesd openness is created by the
dispersed built character and wide movement caisidoThe majority of residential
urban land-use is located in-between the “coastsd and the river with the Port
Owen marina and residential development comprigitagge segment.

The farms to the south of the Berg River are wittiie jurisdiction area of the
Bergrivier Municipality with no existing urban landses. This area possesses a
rustic and agricultural character that contributethe aesthetic value of Velddrif if
viewed from the urban area on the northern bartkefiver. The urban area known
asLaaiplek borders on Velddrif and is host to the mechanizechponents of the
fishing industry and does have a vibrant centralinmss district. The impression
created by the “cul de sac” main road is unique #r&l built environment in
Laaiplek is somewhat more compressed if comparedeiddrif. River activities
(mainly commercial) along with the entire river/sederface add to the local
impression.

The low-cost housing segment of Velddrif/ Laaiplgllled Noordhoek) does not
portray any sense of place in that the residentiallings resemble the common
style also found in all similar “townships”, it separated from all natural attributes,
serves as a dormitory for a large portion of thencmnity, has no direct connectors
to the rest of the town other than physical infracture and subsequently reaffirms
the apartheidtown layout. There is an informal (pedestriank limith the CBD of
Laaiplek that serves as a prevailing movement dorri




BSDF: Bergrivier Spatial Development Framework, 208

The physical connection between these three urbeasads not clearly defined as
open / vacant land are the dominant feature wittopographical intrusion in these
areas other than flat terrain.

Finding: the impression of Velddrif, Laaiplek and NoordhasKragile in that the
existing fragmented nature of the visual experienaa be either destroyed or
strengthened by future urban growth and development

Proposal: “handle with care”.

The urban settlement ofurora is situated against the slopes of the imposing
Aurora Mountain with the dominant land-use thatsaigle residential dwelling
units. The town is visible to the traveller fromdestance when approached and
entrance to the town is gained by travelling on oadr with no distinctive
surroundings. The impression of straightforwardnesnfronts the entrant due to
the visibility of the whole town at one glance fréie point of entrance.

The size of the residential plots, absence of nmegdmi industrial and/ or business
activities, presence of gravel roads, compactngssban structure, scattered nature
but accessibility of government buildings and mamyre design features i.e. fences,
siting of trees, gates, road signs, etc contrilbaitdhe impression of ease that echos
the meaning of Aurora that is “daybreak”.

Finding: the town has a high conservation-worthy heritage cultural milieu;
Proposal: “protect”.

Redelinghuysis situated in the Sandveld and halfway betweé&rtBérg and Elands
Bay with access via a dirt road from Piketberg.e Tominant visible features when
approaching the town are the church building tlsatentrally located and the
bluegum trees. Entrance to the town is gainedaviaw water bridge over the
Verlorenvlei with a distinctive visual impressiofrover vegetation. The condition
of the Verlorenvlei and the gravel road create aitial impression that is
supplemented by the presence of limited businesisites at the first point of
contact with the built environment via the roadThe town is strewn with built
structures comprising mainly residential dwellingat originated from the ongoing
subdivision of erven rather than the nature ofgbglement layout. An impression
of “loose ends” is created by the placing of builgh, vacant land in the midst of the
town and undefined urban fringes. There is nonitefi architectural style for
buildings and the impression of haphazard attacksmather than measured infill is
relevant.

Finding: the town is somewhat similar to Aurora w.r.t hegi¢ and cultural milieu;
un-coordinated urban development can impact negjgton the inherent aesthetics
and functional attributes;

Proposal: enhance existing urban character.

The town ofEendekuil is accessible via a gravel and tarred road depgmalh the
route of entrance and reveals an impression oflaéso in that it is situated off the
main roads, there is minimal natural vegetationenticing built features exist and it
is not densely populated. The railway line andicatpural silos with associated
buildings dominate the landscape apart from thedost housing component at the
entrance to the town from Porterville. There isumque 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 ofPorterville has meaningful built and natural features withaakidrop
of the Groot Winterhoek Mountains. The main roambuigh the town depicts an
endless journey in that it is straight and providesuninterrupted view towards the
other end of town. The bluntness of the visuadrigssion of this corridor is broken
up by a hive of business activities in the middtel ahe absence of vacant land
alongside.

The northern and central residential componentg@ystan enticing feeling in that it
is not isolated from other land-uses thus creagimgssortment of compatible urban
land-use, accommodates lush natural vegetatiothéircontext of the West Coast),
does not include a supply of vacant land, is surded by sensible agricultural
activities and still easily accessible from the maiisiness area.

The southern “half’ of the town represents somethiompletely different that is
synonymise with thapartheidtown with the impression of neglect. The locatidn
land-use, linkages and relation with complementattyan fabric, the mixture of
land-use, absence of necessary urban landscapecfeae. trees, the concentration
of dense residential areas alongside vacant laml aan “acid” urban edge are
features that culminate in a reluctant impressidhis low cost housing segment as
is the case with Noordhoek, does not portray amseeof place in that the
residential dwellings resemble the common styleo afsund in all similar
“townships”, it is separated from all natural ddtries, serves as a dormitory for a
large portion of the community and has no direetnaztors to the rest of the town
other than physical infrastructure.
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Finding: a well defined but localised impression with inttion needed in the
creation of an acceptable landscape impressiothésouthern “half” of the town.
Proposal: “the existing landscape needs to be protected drahead”.

The town ofPiketberg is situated alongside the N7 highway to Namibia andhe
slopes of the Piketberg Mountains. The impres®&dhat of a vibrant town but with
the sense of place not so much defined or artiedlatlt boasts the layout and
character of a typical South African rural settleminat can be classified as a main
service centre for the surrounding agriculturaivatits.

The backdrop of the mountains is the dominant featf the holistic landscape
impression that concludes with a substantial gradtewards the highway and
industrial area. Piketberg can be accessed via rfioutes each with a distinct
impression on entranaésa videparture. The N7 boasts a sterile and unimpressiv
visual impact of industrial buildings, concrete Isand the golf course (fortunately
overshadowed by the visual effect of the mountaiff)e other two entrances are the
“old” main entrances respectively from Velddrif aBthnds Bay and present a more
acceptable impression of “softer” urban land-use. The central business area
comprises more than one street (different from dtieer towns) and inflicts an
impression of vibrancy but visually deprived arage do the lack of a distinctive
and/ or form-giving landscape quality. A sensédirofts is apparent mainly due to
the physical barrier of the mountain with the pbitisy of linear development along
the slopes and the N7 Highway defining the oppaeite of “urban development”.
Once again the low-cost housing segment does mttagcany sense of place but
does manufacture a more complete part of the ufélaric in comparison to the
other towns.

Finding: not a well defined or articulated sense of plaith the mountain backdrop
the dominant landscape feature.
Proposal: “not essential to promote an exclusive or uniquiitectural style”;

CHAPTER 7:7.6 PROPOSALS

CONCLUSION ) )
Consider conservation areas /

Cultural and heritage resource ‘ guidelines i.e. Special
significant; management area for cultural i

) heritage resource;
“Sense of place” irregular;

/ Instill a common awareness and

y ; belonging amongst community
cultural impressions; members:

Diversity in landscape and

Aesthetics and visual component Protect the unique selling point
not a critical issue in the IDP; of the respective towns:

7.7 Local government

The municipal area is divided into seven wards.
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[—
Map 1¢€ |
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) kaftligirg 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 a
Piket-Bo-Berg.

The delivery of services by the local authoritymanaged from the head office of
the Bergrivier Municipality situated in Piketberg.

The March 2008 version of the revised Bergrivietegmated Development Plan
2008/2009 depicts a capital budget of R 67,4180&nd an operating budget of R
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159,190,489.00. The payment of rates and taxesilbotes 17% and services
(infrastructure) another 32.4% to the total incarhthe Municipality.

The Municipality has spent almost 50% of the curréd007/2008) budget
allocation§’. The revised IDP measure performance on key ripaliactivities as

identified in the IDP 2007/2008 and a critical dfail of implementation is funds
and capacity. This does however, not detract fritve performance of the
Municipality as it received an above average sdoré¢he Section 47 Report as
prepared for the Western Cape MEC of Local Goverrtraad Housin.

The shortage in capacity is particularly relevanthe Technical Department with
the land-use planning component of the Municipalitpsisting of two personnel of
whom one is a qualified Town and Regional Planndthe strategic planning
component is somewhat understaffed with only a menin place.

The Municipality has defined a clear developmerthdar implementation within
the municipal area. This is also as a result &fipal stability within the Council.

7 Draft Bergrivier Municipal IDP 2008/2009, May 2008
% Consolidated Annual Municipal Performance Repd572006
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7.8 Growth Requirements

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

Certain planning norms should apply and the foltmyvihave been accepted as
relevant to this study (in context of the delineatof the urban edge):
Residential
0 @ 4 people per dwelling unit
Provision of Commercial area
@ 2 mz2 per person (Gross leasable area)
Provision of Educational facilities
1 Primary School for every 4000 people @ 4 ha peoal
1 Secondary School for every 8 000 people @ 5 hagi®ol
Provision of Health facilities
1 clinic per every 10 000 permanent residence
Provision of Open Space

@ 40 mz2 per person
7.8.1 Residential
See discussion as narrated in Section 7.2.
7.8.2 Commercial

This BSDF includes the commercial areas (centralnass district) as demarcated
in the previous Spatial Development Framework (300Bhe estimation is that the
need for additional commercial area beyond theadifeearmarked area will not
occur within the planning timeframe of this studifhe demarcated area already
allows for extensive expansion of current capadgpecially along activity
corridors.

Future demand to be accommodated within the urdge and demarcated areas as
per BSDF (2002). The commercial areas identifiethe BSDF (2002) should still
apply. See table 36 for an estimation of the #oltil need due to expected
population growth. The seasonal influx of peopdethe coastal towns would
increase consumers significantly but sustained demia not realistic. The

proximity of regional shopping facilities in the |8anha Bay area would
accommodate this seasonal demand.

7.8.3 Industrial

The rate of new industrial development opportusitieat require land is slow. The
demand for new industrial erven through rezoning/asr subdivision is limited
according to the municipal records of land-use iappibns.

Industrial erven are provided in two clusters in
Laaiplek and Velddrif respectively. The locatidn @
industrial erven in Laaiplek next to the river is
associated with their unique usage in the fishing

industry. Around 40 erven are provided in Velddr|f
of which 8 are vacant at present. In additiorhsée . The.
erven another two large vacant erven do allow fgr |ndustr!al
sufficient area for future demand. According toda erven in
Velddrif use statistics only a minimal amount of land-use Yelddrif are
applications have been submitted to the local | concentrated
authority to change a designated land-use to iridiist b(e:tév[e):eann;[jhe
L use. o ) Noordhoek.
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.
About 67 erven for industrial activities exist teet
east of the N7 Main Road. An amount of 24 of theise
erven are vacant at present (size not considefidl),
belong to the Municipality and have been subject to Located to
previous tender processes but without conclusion. the east of
Piketberg | Excess land is thus available to meet future demg n?he N7 main
the size of vacant erven and given the numbermaf-I road

use applications that have been submitted to te |
authority to change a designated land-use to indug
use.

i}
D
t

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

About 40 cadastral units that are earmarked for|
industrial use are indicated on the land-use maps. The
Fewer than 10 land-use applications have been industrial
submitted to the local authority to change a area is
designated land-use to industrial use. The siles & situated to
situated on two erven to the east of the town. The the west of

Porterville Municipality owns a number of industrial zoned erve the town and
that were subject to tender processes without | north of the
conclusion (a restricting factor is the availalitif low cost
electricity to the erven). housing
Comment: possible extension of the urban edge precinct.
segment westwards — erf 1179.
Isolated
villages Not excessive demand for industrial area
and Comment: each application to be evaluated on
Dwarskers individual merit.
bos

7.8.4 Community faciliti€®

The following table is an analysis of some commuifécilities within the towns
that would impact on the future land budget. TB® [2007/2008 did not include
any community needs to either provide for or upgredmmunity facilities.

Community Hall; Pre-Primary School; Primary School
Velddrif (including High School; Sport Grounds; Clinic; Satellite Ctini
Noordhoek, Comment: Additional education facilities might becane
Laaiplek and necessary given the population increase from 10760
Dwarskersbos) 18800 in the next 13 years. To be provided in trsouth
western corner of erf 1283.
Piketberg Community Hall; Créches; Pre-Primary School; Priynar,

 poverty Alleviation Strategy, West Coast DistMunicipality, 2006

School; High School; Sport Grounds; Hospital; @ijni
Comment: demand for additional facilities not expeted.

Community Hall; Pre-Primary School; Primary School;

Porterville High School; Sport Grounds; Hospital; Clinic;
Comment: demand for additional facilities not expeted.
Community Hall; Primary School; Sport Grounds; 8i¢e
Eendekuil Clinic; Cemetery’;
Comment: demand for additional facilities not expeted.
Community Hall; High school; Sport Grounds;
Aurora

Comment: demand for additional facilities not expeted.

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

Comment: demand for additional facilities not expeted.

Redelinghuys

7.8.5 Open Space

The current provision of active and passive opectspn each of the major towns
differs. There is a surplus of land (open spacgeyiged for in Velddrif with a
shortfall in Piketberg and an even correlation feetw supply and demand in
Porterville (sedable 44).

7.8.6 Transport

The internal road network in all of the towns idfisient and does not require
additional capacity. The maintenance of the graweld surface in some towns
requires constant attention with the municipalitp@ating funds in this regard. The
emphasis in spending was however on the construafosidewalks and speed
bumps as per community needs. The N7 Main Roathisaged by SANRAL and
it is envisaged that the road will receive prioatyention with regard to upgrading if
needed (personal comment by Mr N Brink on 01 Apoid8).

"0 Bergrivier Municipality, Draft Housing Master Plaay 2008;
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7.8.7 Land Reform
There exists a demand for agricultural land tdesstnall farmers in Redelinghuys.
7.9 Land-use budget

A land-use budget serves as guidelines to infornd-lase decisions on spatial
development alternatives with certain variablekigricing 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 sees.

To determine the land-use budget for the townkéBergrivier Municipal area it is
paramount to consider the findings of the GrowtkeRtal of Towns in the Western
Cape, 2005 that was completed as part of the Provincial &p&tevelopment
Framework.

Settlements with a real potential for sustainaldenemic growth were identified

through the application of a set of multi-dimensiberiteria and resource capacities
that focused on the following i.e. natural and haomesources; transportation and
infrastructural services; institutional and comnmrcservices; market potential;

regional vitality; economic structure and humandsee

The investment priorities identified in the stityefer to fixed infrastructure
investment and investment in social capital. Thanalative indicators for

Piketberg, Porterville and Velddrif depict a diffece in potential between these
towns and the “isolated villages” (including Dwags&bos).

" Growth Potential of Towns in the Western Cape,dber 2005
2 Growth Potential of Towns in the West Coast, M&26b6
3 Growth Potential of Towns in the West Coast, Me26b6

The combined assessment of the indicators dispdeyysexpected high growth

potential for only Velddrif with Piketberg and Pentille to expect a medium

growth. Investment opportunities in these threen derived from these findings
relate to “major infrastructure investment”. Th®jpctions as stated in Section 7.3
also correspond to the findings.

Based on the population projections discussed gp@h 3 the expected increase in
the number of people over the next five years i@lows:

Velddrif/ Laaiplek/ 10 700 (2007)800 (2007);
Noordhoek/ Approx. 14 000 (2013) - representing an increase 8f300 people
Dwarskersbos in five years
11 900 (2007);
Piketberg Approx. 13 300 (2013) — representing an increase 5400
people in five years
7900 (2007);
Porterville Approx. 8 900 (2013) — representing an increase f000 people
in five years
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This increase necessitates a calculation of thd fareadditional urban functions as
per land-use category.

The projections of land required measured by thpeeted increase in the
population are described in the following table:

Health No additional facilities necessary
Sport No additional facilities necessary
grounds
Commercial 1,780 ha
Industrial See 7.8.3
Open Space 4 ha
Transport See 7.8.6

Projected demand not forthcoming. The prioritipeajects identified in the
IDP with regard to the provision of community fé#ls can be considered

f

Eendekuil ; : _—
. : and when funds are available. Maintenance otiegisnfrastructure shoulg
Luxury/ high | See section 7.2; (Annexure 10); Chapter receive priority budget consideration.
o value : 10 Projected demand not forthcoming. The prioritipegiects identified in the
Residential Mid value | See section 7.2; (Annexure 10); Chapter IDP with regard to the provision of community fétidls can be considered
) 10 Aurora - h L
Velddrif/ L i and when funds are available. Maintenance of exgstifrastructure should
Laaiplek/ Affordable 394 on waiting list_(projected) receive priority budget consideration.
Noordhoek/ Educational No additional primary or secondary Projected demand not forthcoming. The prioritipegjects identified in the
Dwarskersbos | - community school facility necessary IDP with regard to the provision of community fétigs can be considered
facilities Health No additional facilities necessary Redelinghuys | and when funds are available. Maintenance of exjstifrastructure should
3300 Sport No additional facilities necessary receive priority budget consideration. Demandafgricultural land to settle|
population grounds small farmers exists.
increase Commercial 2.8ha
Industrial See 7.8.3 The demand for land to accommodate the provisioriowfcost housing is as
Open Space 13,2 ha follows™
Transport See 7.8.6
Luxury/ high | See section 7.2; (Annexure 10); Chapter
value 10
Residential Mid value See section 7.2; (f(\)nnexure 10); Chapter
Piketh Affordable 1355 on waiting list (projected) Velddrif 394 21 ha
Iketberg Educational No additional primary or secondary Piketberg 1355 72 ha
. school facility necessary Porterville 715 37 ha
1400. Com_n_w_umty Health No additional facilities necessary
population facilities Shor
increase groFl)Jnds No additional facilities necessary The provision of land for low-cost housing needbeomanaged according to the
Commercial 266 ha availability of funds linked to national and prowial policy directives.
Industrial See 7.8.3 . B Y . .
Open Space 5.6 ha The projected “normal” annual demand for low-costising has been determined
Transport See 7.8.6 (see Section 7.2) in Piketberg/ Porterville to Be(56% of 90) and in Velddrif 68
Porterville Luxury/ high | See section 7.2; (Annexure 10); Chapter (39% of 174) (seeAnnexure 10. This figure does not correspond with the
value 10 waiting-lists as it does not consider backlogs.
1000 Residential Mid value See section 7.2; (Annexure 10); Chapter
population 10
increase Affordable 715 on waiting list (projected)
Community | o o vional No additional primary or secondary " Within a residential land cover of 75% and erbsif 400m?
facilities school facility necessary " Bergrivier Municipality, Draft Housing Master PlaMay 2008;
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7.10 Densities

The Provincial Spatial Development Framewdrlays down uniform targets for
densification of urban areas (settlements) thaulkhonanifest in local planning
policy. The PSDF states that the average densitgvans in the Western Cape is
between 9 and 12 dwelling units per hectare. Tpatial policy document
consequently stipulates a gross population derdit¢00 people per km? as the
minimum threshold for sustainable urban developmérith translates into 25du/ha
at four people per dwelling unit “as a minimum penfiance hurdle”. This
densification policy is applied within the urbangedas the geographic space of
measurement.

Provincial Government mainly enforces the policyediive with regard to the
densification of towns through non-delegated (toaloauthorities) decisions on
land-use (development) applications in terms oflthed-Use Planning Ordinance,
1985 (Ord. 15 of 1985) and the National Environrabianagement Act, 1997.
Another legislative procedure on the part of Proih Government overseeing
adherence to this particular policy directive is the compilation of a Spatial
Development Framework. This procedure however doef allow for legal
compliance by municipalities as the general sitmis that Spatial Development
Frameworks and the Provincial Spatial Developmeaairféwork have, as yet, no
legal status. Local Government is in a catchiffaon as far as this progressive
land-use policy is concerned in that the applicatibereof should be consistent,
effective and monitored. The strict enforcementhig policy by one municipality
might result in discouraging potential investors dévelopers and lead to
disinvestment or ignorance for that particular roipdl area as an investment
destination. Local circumstances should dictatesifies in that urban structure is
influenced by multiple factors such as topograptstural features, market forces,
urban functional areas i.e. open space, streetitagds size, climatic conditions and
settlement function.

The structural change that needs to occur in certai towns is obvious but the
simplistic application and enforcement of a targetmight even result in converse
outcomes as to the novel intention.

"8 Provincial Spatial Development Framework (PSDFovénber 2005)

Velddrif/ Laaiplek 10 700 15,4
Dwarskersbos 800 6,9
Redelinghuys 840 12,4
Aurora 420 59
Eendekuil 1 000 13,5
Piketberg 11 900 33,9
Porterville 7 900 28,4

The provincial population density targets are almosttainable given the current
measurements of the respective towns which aredaeet8 and 35 people per kmz2.
These calculated urban residential densities ase alell below the provincial
average and alarmingly low compared to provinciegets.

The gross and nett residential density of each tisvais 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
: Gross =4 du/ ha
:Nett = 7.1 du/ ha

Aurora

The towns are characterised by diverse land-usdaond situated between the
respective residential neighbourhoods. This lalsb @ontains vacant areas as
passive and active open space with normally theipaopen space restricted in
possible development potential by natural elements.
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The cost effectiveness of urban functionality farge extent relates to public transit
and the provision of municipal infrastructure seed i.e. water, sewerage and solid
waste disposal. The PSBRlso sites a more safe and secure environmenets w
as vibrant and active streetscapes as additiorsitiy@melements to densification. A
number of factors, however, determine the functignof the urban environment
given the outstretched urban structure that isatufe of most of the major towns in
the Bergrivier municipal area. Despite the phenwmneof separation between

residential areas and localities of other urbarddase, i.e. business areas, these

areas are not inaccessible in terms of distand&e multiple nuclei and sectoral
land-use models that characterise the three mayans is the reason to relatively
short distances. The availability of the privatéiiete and public transport in the
form of taxi minibuses further negates any negatiffect of the dispersed nature of
the urban structure on movement patterns.

The Section 7 Scheme Regulations for Velddrif ddidate densities per zoning
where applicable. The Residential 2 zoning withugrhousing as primary land-use
has a density of 30 units per hectare or a ratid:dfin relation to the adjacent
single- residential densities dependent on the $oteeal linked to the option for an
increase up to 40 units per hectare with councikeat. Other density requirements
are:

Residential zone 3: 50 units per hectare;

Residential zone 4 and 5: density determined throather land-use

restrictions.

The Council also implements a policy that no resiidé erf in Velddrif and
Dwarskersbos can be less than 500m2. The sameypabplies to all the other
towns with the exception that the minimum size86 4n2.

The Section 7 Scheme Regulations for Piketbergcatdiresidential densities as
follows:
General residential zone: 35 units per hectareratia of 4:1 in relation to
the adjacent single-residential densities dependenthe lowest total.
This density can be increased to 40 du/ha undecdhdition that open
space and road are provided sufficiently.

None of these scheme regulations defines density.

A critical phenomenon of densities within the towsghat they do not reflect the
traditional high densities close to the centrehaf tirban core, i.e. the principle of

" Provincial Spatial Development Framework (PSDFovénber 2005)

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

Res. zone 1 (Laaiplek) 4,9 1008m?2
Res. zone 2 (“ou” Velddrif) 5,3 1066m?2
Res. zone 3 (Noordhoek) 20,1 472m2

8,6 817m?

Res. zone 4 (Port Owen)

Res. zone 1 (low-cost housing) 463m?

Res. zone 2 (remainder) 3,9 1199m?

1265m?

Res. zone 1 (remainder) 4,2

Res. zone 2 (low-cost housing) 18,4 317m?

Res. zone 1 (old town) 12,3 807m?

Res. zone 2 (Kersbosstrand) 14,6 680m?

Res. zone 1 (remainder) 2,7 1659m?2

Res. zone 2 (low-cost housing) 12,7 269m?

Res. zone 1 (remainder) 4,3 1199m?

Res. zone 2 (low-cost housing) 11,7 320m?

1696m?

Res. zone 1 (remainder) 4

501m2

Res. zone 2 (low-cost housing) 13,3

The relatively low densities can be explained amuligl be monitored in accordance
with the percentage cover of the respective laredastegories in each town (see

8 Urban Edge Guidelines, Dec 2005
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Table 26. The ownership of land complicates the reachifigargets in that the
“release” of such land for specifically middle- kigh- income housing (i.e. erf
1144, Velddrif) is determined by economic indicatoand not government-
orchestrated density targets. The application esfsty measures as a “reduced-
form” measure would only come about when the owsfevacant land decides to
submit a development proposal.

It is notable that the most recent approval of laed applications by the local
authority and PGWC has not necessarily improvedutban densities as illustrated
in the following table.

Residentiaf° Erf 578 (V) 60 500m? to 830m? 12 du/ha
ERF (%/7)6' 410 58 500m?to 830mq 9 du/ha
61 (only for
Erf 535 (V) single - 14 du/ha
residential)
ERF 2830/ 2
2831(V) 53 Average 268m 23 du/ha
Erf 149 (D) 48 Average 550m 9 du/ha
Erf 1475 (Port) 81 Average 803m? 10,1 du/ha
31 (only for )
Erf 2530 (Port) single res.) 350m 21,2 du/ha

The previous table indicates that five (all situatd in Velddrif and
Dwarskersbos) of the seven land-use applications robine to provide for 1137
vacant erven (see table 24) at a gross density @ dwelling units per hectare.

The point of departure is that densities are deterimed by the number of
cadastral units zoned as residential zone 1, as paatal extent of a geographic
space The densities were determined from the prentiae for all the towns it is
assumed that each cadastral unit contains oneidgveihit. It is acknowledged that
there are residential neighbourhoods that accomtaogi@up housing, flats and

" Refers to the land-use applications in Tablesr2#25, also see Annexure 9 (randomly
chosen) -all situated within the existing “urban” edge BSDF2002;
8 Refers to the land-use applications in Tablesr2#25, also see Annexure 9

town house assortments but due to the scale iahamimal impact on densities.
Within the premise of one dwelling per cadastrat gartain alterations to densities
can occur through the application of the followmegans:

size or extent of urban land-use areas that accatatapi.e. erven, open

space, roads, etc;

layout; and

form.

The Bergrivier Municipality should not enforce ualistically high densities on
future developments as it might compromise the éttgyment ability” of a land
unit. The Municipality should, however, considendity targets. These density
targets should be based on existing urban fornmideesal typology, residential
preference, etc.

There is an almost insignificant demand for groupuding or town house

developments, with the demand for single-residéntiits associated with freehold
title, the dominant trend. The phenomenon withia housing market of preference
for single-residential units constitutes a restrain densification in that the only

remaining remedies are smaller erven and additioniéé. The exception to the rule
is a demand for retirement villages.

The average size of erven (except low-cost housm§elddrif is 963mz2, while in
the Central Places it is more than 1000m?2 andHerigolated villages even bigger.
Given the previously determined minimum size of 5082 and 480m?2 for a
residential erf as imposed by the Municipality andthe average size of new
developments (see Table 39), it is proposed thatehaverage erf size of new
developments should be around 666m?2 (within a resiatial land cover of 56%).
Residential densities in the Coastal Towns and Cemal Places should not be
below 15 dwelling units per hectare for single-rediential units. A density
target of 10 dwelling units per hectare is approprate for the isolated villages.
The minimum size of erven in existing residential eas should conform to the
current policy applied by the Municipality (see Table 40).

The Municipality should have an open-minded approae in respect of
development offsets if a land-use application conitas group housing and / or
town houses that would generate a higher density &im required.
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Velddrif/ 5 Dependent on 5
Laaiplek 15 666m density target 500m
Dependent on
2 2
Dwarskersbos 15 666m density target 500 m
Redelinghuys 10 - - 480 m?
Aurora 10 - - 480 m?
Eendekuil 10 - - 480 m?
. Dependent on
2 2
Piketberg 15 666m density target 480 m
Porterville 15 666m? Depe_ndent on 480 m?
density target

The Municipality should also consider alternatifes densification other than the
compulsory restrictions on new developments. Thédiwision of existing
residential erven and the possibility for additiodevelling unit(s) is supported in
favour of the amendment of other land-use restricticontained in the scheme
regulations of the various towns, i.e. height, Halitor, etc.

Subdivision:

The size of erven (se€able 38 and the proposed minimum size of existing
improved or vacant erven (s&able 40 should guide decision-making on land-use
applications for subdivisions.

8 To be measured and reassessed in 2013.

8 Applicable to new developments in mid value, higlhue and luxury house price range areas
(see table 38t 56% residential land cover.

8 Applicable to new developments in mid value, higlhue and luxury house price range areas
(see table 38); average of development opportsnitie

8 Applicable to new developments in mid value, higlue and luxury house price range
areas(see table 38).

8 Applicable to existing improved or vacant erverthia mid value, high value and luxury
house price range areas.

As an example for possible densification through shibdivision of existing erven
the increase in gross density in two residenti@esowithin Velddrif, is not major
(seeTable 42.

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

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 b@wakd on a cadastral unit zoned for
single-residential use should be subject to thesidanation of local indicators
considerate of the possibility thathaphazardurban structure might result which
would not be desirable. The principle that shapgly in the consideration of such
an application is “movement back to the core” osalibed by the metaphor of the
“cupcake®®.  As mentioned, the urban structure of the majavns does not
resemble the traditional land-use theory of a damban structure at the centre
(normally the Central Business District) and lesas® areas on the periphery. The
sectoral land-use model, but specifically the raultclei model that characterises
the towns, complicates the implementation of a gdretrategy. An example of the
“abnormality” within the urban structure of Veldfiould be the northern part of
Laaiplek where the “new” developments in the highue to luxury house price

% Provincial Spatial Development Framework (PSDFovédnber 2005)
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range, with densities of about 10 du/ha, are ®tliaalongside an area that
accommodates affordable housing at a very highigenst is proposed that the
local municipality allow one additional dwelling itiron erven zoned for single
residential use if the size of the erf is largartb00m? (in all of the towns) but the
current positioning of the primary dwelling doest mtlow subdivision within the
parameter of a minimum erf size. The municipaditypuld, however, consider the
availability of municipal services to the neighbloood 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 studio formulate a Spatial
Development Plan for each of the respective townsnd promote the
neighbourhood area concept of Bioregional Planning.

It is proposed that in the absence of such a palitypplication for group housing
and/ or townhouses (including a development prdgosanore than one additional
dwelling unit per cadastral unit zoned for singdsidential use) should be evaluated
within the parameters of desirability that promdénsification, nodal development,
development alongside corridors and structural fandtional associations with the
surrounding area.

It is absolutely crucial that the Municipality readuate the density targets proposed
by this BSDF after the measurement thereof in yiears time. With regard to low-
cost housing a development-specific decision-makprgcess is proposed to
determine the applicable densities and associafesize. The placement of low-
cost housing should be in accordance with the malgoof the BSDF (for the
Bergriver Housing Master Plan to adopt these ginds).

The methodology applied to determine the densitigs subsequent effect on the
delineation of the urban edge is portrayeéigure 10.




Figure 10: Methodology to determine densities
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Total square metres that amounts to
the sum of all erven (gross):
. Residential
Industrial
Business
Other

Estimates within urban buikdge

Total square metres of residential erven
(nett)

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
0 Mid value: R300 001 — R 800 000
o High value: R 800001 - R 1500 00
o Luxury: R1 500 001 - >

~

Total square meters that amounts to the sum  Number of people living
of all erven (gross) within the built edge in urban area

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

Number of built
residential erven as |
housing category

Number of residentl erven
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Chapter 8: Urban Land Transaction

Available
vacant
residential

2002 urban
edge)

erven (within

Projected
demand for
residential

erverf®

Velddrif/ Luxury/ high
Laaiplek/ value .
Noordhoek Residential Mid value 174 units 1002 1238 2238? 870
Affordable annually for the
(+ 3 300) next 5 years =
. 870
Dwarskersbos Residential Lux\%ﬁ:'gh 319 118 420 87"
Luxury/ high
'(Tkletjf’gé? Residential Mi‘(’ja\'/‘;‘fue 90 units annually| 314 86’ 400 225
Affordable for the next 5
. years = 450: for
Portervill Luxur)I// high each town thus
orterviie Residential value about 225 erven 54 83° 137 225
(+ 1000) Mid value
Affordable

87 Seetable 36for Urban Land Transaction in Isolated Villages

8 Exclude low cost housing as per waiting list

8 Five year projection period; include all four heusice categories

 Five year projection period; include all four heysice categories

° Include all relevant land-use applications reféteintable 24

92 Include 150 low cost housing units

% Include all relevant land-use applications reféeein Table 24

% Include all relevant land-use applications reféeein Table 24

% Calculated as a proportion of the demand for tastal towns;

% Include all relevant land-use applications reféeein Table 24

" Include all relevant land-use applications reféeein Table 25

% Include all relevant land-use applications refém@in Table 25 (erf 2702 and the proposed “Mooiplaas” developinen
% Include all relevant land-use applications reféeein Table 25

10 Excludes development proposal on erf 1475

101 Excludes development proposal on erf 1475

292 |Include all relevant land-use applications reféeein Table 25 (includes development proposal on erf 1475)

Surplus/
(shortfall) -
within 2002
urban edge

Proposed
vacant
residential
erven (outside]
2002 urban

Surplus
(vacant res
erven) -
within 2002
urban edge
plus proposed
/ (shortfallf®
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1 Primary School per 4 000 Does not represent an
- people @ 4 ha per school; } additional primary or 3 Primary Schools;
Velddrif/ Community Educational 1 Secondary School for every 8 secondary school 2 Secondary Schoolg None Surplus
Laaiplek/ facilities 000 people @ 5 ha per schoo facility
Noordhoek/ Health 1 clinic as per every 10 000 } No additional facilities 1 Clinic None Surplus
Dwarskersbos permanent residence necessary
Pop. 10 700 | Commercial "
(+ 3 300 until @ 2 m? per person 21.6 ha 0,6 ha 2,14 ha None IB8urp
2013) Industrial 43.2 ha See 7.8.3 - None Surplus
Active (sports
Open4 facilities) @ 40 m2 per person 59.3ha 13,2 ha 42,8 ha None Surplug
Spac®’ -
Passive 63.8 ha
Dwarskersbos Sdable 40 additional demand for land-use categories (usiriess) must be accommodated in new developmplitatons.
1 Primary School per 4 000 Does not represent an
. people @ 4 ha per school; ) additional primary or | 3 Primary Schools; 2
Community Educational 1 Secondary School for every 8 secondary school Secondary Schools None Surplus
Piketberg facilities 000 people @ 5 ha per schoo facility
Pop. 11 QOQ Health 1 clinic as per every 10 000 } No additional facilities 1 Clinic None Surplus
(+ 1 400 until permanent residence necessary
2013) Commercial @ 2 m? per person 31.2ha 0,2 ha 238 h None Surplus
Industrial 76.2 hd® See 7.8.3 - None Surplus
Active (sports
Sogceg)e facilities) @ 40 m? per person 15,6 ha 5,6 ha 47,6 ha None égoggar:g)
P Passive 14,65 ha '
1 Primary School per 4 000 Does not represent an
. people @ 4 ha per school; ) additional primary or 2 Primary Schools;
Community Educational 1 Secondary School for every 8 secondary school 1 Secondary School None Surplus
Porterville facilities 000 people @ 5 ha per schoo facility
Pop. 7 900_ Health 1 clinic as per every 10 000 } No additional facilities 1 Clinic None Surplus
(+ 1 000 until permanent residence necessary
2013) Commercial @ 2 m2 per person 12.5 ha 0,2 ha 1858 h None Surplus
Industrial 10.5 ha See 7.8.3 - None Surplus
Active (sports
Oper‘lw facilities) @ 40 m? per person 7ha 4 ha 31,6 ha None Surplus
Spacé -
Passive 29.9 ha

103 Seetable 36for Urban Land Transaction in Isolated Villages
%4 The calculations for Open Space category incldsipe and active areas; see IDP 08/09 for nedtisegard to active open space (relates to faditityarea);
%5 Includes the industrial area east of the N7 natiooad
1% The calculations for Open Space category includsige and active areas; see IDP 08/09 for nedtisegard to active open space (relates to faditityarea);
7 The calculations for Open Space category incldsipe and active areas; see IDP 08/09 for nedtsegard to active open space (relates to faditityarea);
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Chapter 9: Overarching Urban Growth Management Framework

Planning context

Planning paradigm

Local intergreta

Planning proposal

Planning outcome

National and
Provincial policy

Strategic approach

Implement a dynamic strategic
planning process rather than an
incremental approach

Determine what the “desired” spatial order showddahd implement actions
accordingly

Effective planning rather than ad-hg
decision-making

Prioritization of towns for fixed
capital and social investment

Confirm the three major towns as “growth point&lentify and strengthen
the Unigue Selling Point (USP) of a town

Focused investment

Promote the resource potential ang
economic stimulants of the various
towns

Identify, articulate and strengthen the compaeatisivantage (i.e. coastal
towns);position of compromiseallow for pioneering opportunism to
advance local development opportunities;

Strengthening of the local econom
through the effective use of resourci

Space economy
(hierarchy of towns)

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

Normal free market demand and
supply to determine urban function

Implicit survival strategies for
stagnant or shrinking places to
generate own development

opportunities

To allow a “functional space” for the isolated &idles to accommodate an
type of development on condition that it is ndbtvnplayed against mor
suitable settlement options where the cumulatifecefvould be far

greater than at another location”

A “window of opportunities” created
within the isolated villages to
manufacture possible growth and
development

=Y

Re-structuring of thapartheidlayout

Position of compromisecorrect structural inefficiencies where possiuhel
appropriate; do not limit “new” growth opportusisi through rigid spatial
guidelines;

Create more equitable socio-
economic benefit and mixed-use
integration

Integrated human
settlements

Create more densely populated urb
areas

an Position of compromiseaspire for higher densities through infill

development on strategically located vacant land;

Realistic residential densities as per
local circumstances and possibility

Eradicate segregated residential
neighbourhoods

Allow for the natural transition of neighbourhoddsmulti-racial areas;
Accommodate residential land-use within prefermal 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 throug
innovative spatial proposals

Position of compromiseground spatial proposals on the fundamentals

attributes, etc.

hthe urban dynamics i.e. nodes, corridors, senpé&aog, heritage and cultural

of
Sustainable urban settlements

Urban structure
and functionality

Support an urban framework that
accommodates a five year land-us
demand

Delineate an urban edge contributing to the opttios of the local

| economic potential and urban function in assoamatitih the environmental
| and biodiversity sensitivity; ensure sustainabilitynunicipal service
delivery

An urban edge that allows for
progressive urban growth and
development/ not a mere reduced

form measure

Delineation of an
urban edge

Creates a checklist that provides fo
the interpretation of local
circumstances

Position of compromiseallow for an equilibrium between the social,
political, economic, environmental and built elettseas informants to the
delineation of the urban edge

An urban edge that accommodate
pro-poor policies and simultaneous|
adhere to higher order policy

Uy

<

Implement a cost-benefit analysis o

development proposals to determin

possible offsets and favourable on-s|
scenarios

f Implement flexibility towards the evaluation (byvgonment) of any
e development proposal where the merit is not exetlgibased on the
telocality in relation to the urban edge but on tbatdbution 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 analgsid assessment proce
with subsequent local policy derived from an intéire process of
communication and patrticipation

5S Spatial proposals for local
implementation supportive of higher

order spatial policy

Spatial Planning
Categories

Land use
classifications

Establish management guidelines fq
land-use (land cover) per land-use|

r Create categories of land-use supported policgtives and strategies thal

category

acknowledge the integrative relationship betwéenetcological processes

I Realistic management guidelines t
be imposed by land owners in

O

and the local needs and perceptions

existing use of land
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Chapter 10: Urban Edge Rationale

This Chapter focuses on the rationale behind thiaedgion of an urban edge as the
core output of the BSDF. The planning paradigmtfar delineation of an urban
edge is provided by the PSBEand the subsidiary Urban Edge Guidelines.

The relationship between a clearly determined urbdge and the economic-
development dynamics of towns is both complex aigthlt significant. From an

urban-edge perspective the goals, which have baefutly set out in this report,
include

protection of the environment against urban speawd other
environmental risks,

strengthening the racial and social cohesion ofithan community,
keeping infrastructure costs down,

encouraging cluster effects in local retail, indiast services and other
development spheres.

In the case of low-population settlements or towthgse goals would normally
suggest fairly strong measures to prevent unduamm@nd encourage at least the
stipulated residential and other densities.

However, parallel to the goals related to spatitainment we have the economic-
growth goal which has to be based on the diffeffators determining local
economic activities and the attraction of new itnests, enterprises and activity
clusters.

It is one of the challenges underlying this reord the proposals for the urban edge
to reconcile these two sets of goalkich in the case of smaller settlements like
those in the Berg River municipal area may eas#lyrbconflict with each other

The delineation of an urban edge is a renownednpigntool for the management
and control of urban expansion. An urban edge astsa kind of magnet in
channelling urban growth into the desired direcgoras to maximise issues such as
cost-effectiveness and minimise issues such assingr land-use. The Urban Edge
Guidelines acknowledge that the use of urban etigd#rect growth and to protect

198 provincial Spatial Development Framework (PSDFee@mber 2005)

the environment, leads to negative consequencdsthhti benefits derived from
improved land-use management, balance out theinegainsequences.

This was for instance demonstrated in the delinpatif an Urban Development
Boundary by the Municipality of Johannesburg sot tilaey could refuse
development applications beyond a particular bognda limit urban sprawl and
the need for expensive infrastructure that the wityild have to put in to service
outlying areas for high and middle income housingeveloped®. This situation
came about through the imperative of governmergciquire land that would give
access to the poor. The provisions in the Devetsynfracilitation Act (DFA),
which was designed to rapidly release land to rteetation’s goals of providing
housing and services to the poor, were subsequastyd by developers of high
income housing and commercial development thatidethe fast-tracking of high
income, uncontrolled developmentPlease note: we are considering the same
principles as relevant throughout the country witlgard to the creation of an outer
urban boundary but for implementation in the coht#X'small” towns with little or
no inherent stimulants for growth and development.

It is deemed, and correctly so, the intention ofegaoment and subsequent outcome
of an urban edge, as one planning mechanism, taucasre the present-dayban
layout (reconfigure apartheid spatial relations? to foster social cohesionas
primary objective to a more cost-effective urbarmiemment and th@rotection of
sensitive ecological systems and high potentiaicajural land from urban land
consumption. The “consistency principle” as a @geisite for local spatial
development frameworks is accepted from a “positibnompromise” as promoted
in this planning intervention and the “implemeraati latitude provided for in the
higher order policy. The strong interconnectedrestsveen the delineation of an
urban edge associated with urban densities asnehid in present-day spatial
planning is, however, seen asentimentalapproach when enforced in “smaller”
towns. The eventual implementation of this plagniaradigm should be measured
through the consideration of local developmentrimiants.

It is paramount that the delineation of the urban elge needs to be instrumental
in creating a better urban environment for each ofthe 7 towns concerned.The
attributes of each town as informants to the “@eBirspatial order need to be
considered in the delineation process in a martmerdubscribes to the principles
and goals of this planning interventioiThe importance of creating a balance in

199 Yrban land: space for the poor in the City of Jotesburg; Planact and the University of
the Witwatersrand’s Centre for Urban and Built Eomiment Studies
110 National Spatial Development Perspective
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the delineation process between the goals and okjiges of government and the
local environment as supplemented by the unique siglg point(s) of each of the
respective towns, cannot be over-emphasised.

The Overarching Growth Management Framework prapakseee guidelines that

serve as “local interpretations” of the planninglesvour to delineate an urban edge

namely,
- Support an urban framework that accommodates ayéee land-use

demand;

Create a check-list that provides for the inteqtien of local

circumstances; and

Implement a cost-benefit analysis of developmeapgpsals to determine

possible offsets and favourable on-site scenarios.

The following position towards the delineation prss 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 charactertzdn settlements;
To ensure the efficient use of infrastructure;
To acknowledge impact of natural features on usiarcture;
To facilitate an urban-rural transition zone; and
To create a scenario of compromise towards urbstrueturing*™,

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

- It is a means of restructuring the urban areas intejrating the currently
segregated social groups and urban uses;
It is a growth management tool, used to limit spramd the outward growth of
urban areas, in favour of densification and infilvelopment, to ensure the
more efficient use of resources and land withinutiean area; and
It is a conservation tool, used to exclude ceredeaments of the environment
from the urban area, in order to protect and pvesér or to discourage its
development in the short to medium term, while ltrey term implcations are
uncertain.

1 Tender Document; 31 August 2007
12 provincial Urban Edge Guidelines, Dec 2005

The delineation of an urban edfeneeds to ensure a density target of 25 dwelling
units per hectare within a period of five to tenarnge and / or meaningful
consolidation ofapartheid town elements. The dilemma arises when guidelines
supported by set targets for the delineation ofidran edge are uniformly applied
within the typology of settlements. The dissinitias between settlements
necessitate localised planning and local considemtthat would work against a
uniform approach to the delineation of an urbaneedghis is where we propose a
position of compromise with regard to density téssdeedable 40).

An urban edge would consist out of segments dividgdixed points as part of a
“solid, uninterrupted and rigid line” that would bsubject to “fractional”
amendment. The Guidelines propose a ranking ddetrsegments in terms of
priority for the purpose of preserving the edgehisTresults in the prioritisation of
segments of the edge in relation to possible amentsrover time. The need for
amendments can materialize because of unprecedegtedth and / or
development. A high priority edge would, howevestrict amendment thereof with
the converse possible at a low priority edge if #iation so requires. Any
amendment must only be considered if and when plicaple threshold is reached.
These thresholds are to be determined by projectidmpossible demand measured
against current need and supply (tgg@es 43and44). Note that these thresholds
are almost insignificant for the delineation of tinban edge for the towns in the
Bergrivier municipal area. The application of tealuation model (see Sections
11.4 and 11.5) to determine the impact of a lant amthe desired urban structure
and function is considered more appropriate.

The Urban Edge Guidelin®4 state that the policy relating to the amendment of
edges remains a function of the PSDF, thereforedye amendment or designation
of a segment as suitable for amendment would bsidered unless it complies with
the policy.

The thresholds for the BSDF urban edge as detethiiniables 43and44 relate to
the extent of land associated with a particuladiase category. The situation can
arise where a demand for a particular land-usegoageis determined by location
rather than vacant land available. This is pakdity relevant to a possible need for
industrial land in Porterville in that the bestadity for additional land would be
adjacent to the existing industrial area.

113 provincial Spatial Development Framework, Noven@ns
14 provincial Urban Edge Guidelines, Dec 2005
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The urban edge should be a solid, uninterruptedrayidi line with the following
inherent symbolism, namely,
- Represents a purpose drawn line with fixed pbints
Sensitive towards growth and development dynamiizg tnanipulate
urban land-use demand and supply i.e. along dewednpcorridors;
Considerate of entrepreneurial spirit and / or frearket demand and
supply during the process of delineation;
Assign all land-use within as complementary touhgan function;
Guide urban related land-use and associated fungsjiowithin the
parameters of the urban area (enabling mechanisi liiting toot'9);
Possible to deviate from cadastral boundaries;
Accommodate “non-urban” land-use (conservation saresgricultural
areas) if geographic location is or will be partteé urban area
Accommodate intrusive “non-urban” land-use (wastspasal sites,
quarries, etc) if geographic location is or will jp&rt of the urban area;
Indicative of an urban/ rural transitional area;
Constitutes a hard or soft edge; and
Includes vacant land (undeveloped and/ or undeftdesd) that is
earmarked to absorb projected urban growth.

All land-use applications submitted to the relevantauthorities after the
approval of an urban edge would still be subject tathe normal legislative
procedures. These applications must also be evaluated in terinsther urban
land-use management guidelines which complementatigasment of the urban
edge.

Ideally, the alignment of the urban edge shouldatnodate the projected demand
for a certain land-use category within the paractbwn. This demand should span
at least a five year planning time-frame.

COASTAL TOWNS

In terms of the urban-edge challenge, these placegonstantly under pressure to
shift the urban-development space to provide mame for property sales, housing
estates, gated communities, etc. Typical exampesew developments east of the

15 Urban Edge Guidelines, Dec 2005
116 provincial Urban Edge Guidelines, Dec 2005

coastal road in Dwarskershos and pressures todxtencoastal settlement stretch
further north and south. It is however, cruciattthe strengthening of the unique
selling points of Velddrif and Dwarskersbos shoplévail as informants and be
instrumental in the delineation of an urban edge.

It is also only natural that with the stream ofgheisitors and home-buyers steadily
increasing (and property developers trying to ntfeese demands in a profitable, yet
affordable way) there is great pressure to crosistiag” urban edges.

A particular challenge created by these coastadeglas the wide gap between
regular and seasonal inhabitants — often by a fad@to excess of 1:10.

Dwarskersbos with a regular population of about 8@@lls dramatically over the
December and January period. This is less in tee o&Velddrif, given its broader
economic base (population about 10 700), but tlew®l influx still boosts the

demand for services.

There is little planning logic in the urban struetuof Velddrif which is most
profoundly displayed by the golf course (surrountigpen space) that is situated
in the “centre” of town and the “spatial” dominanckthe natural features. This
structure is a typical example of the ofghartheid planning layouts, with a
correction by default now apparent in that the suleatween the low cost housing
and the coast is to be developed with “up-markeban land-use.The present
spatial configuration fails to capitalize on its irherent natural resources and the
unique comparative advantages offered by its locaih and setting In
Dwarskershos the coast as a natural feature, idaiminant spatial determinant.

The urban edge to the east of Velddrif must wraghgppotential of upstream river
frontage developments to allow for a book-end tmaarrelated opportunities.

The notion of natural features that define the nritaucture should be influential to
also manufacture and consolidate a more compaeinuidrm. For Velddrif this
form should optimize the use and conservation ef rikier downstream. Urban
development on the southern banks of the river Isheansolidate biodiversity
conservation and tourism opportunities through appate land-use. Any
development should simultaneously maximize econpsucial and environmental
returns from a “business unusual” approach. Thegodpnity presents itself for
alternative usage of the Cerebos salt mining wahled feature as the dominant
landscape at the southern entrance to the town.is Whll also contribute
significantly to unlock inherent tourism potentéald bolster economic growth.
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CENTRAL PLACES

Piketberg and Porterville are established town#$ fahg histories, well connected
with road (and rail) links, a solid base in the iagtural sector and distinct
additional functions. In the case of Piketberg (dafion about 11 900) public-
sector activities (related to the municipal officedistrict offices, provincial

government offices and other public functions) jleva solid base for the local
economy. In Porterville (population 7 900) recrea#ii and tourism activities
complement agriculture to provide the lifebloodtloé local economy. Both towns
are unlikely to expand fast, but they have stranmélations.

In terms of the urban-edge challenge the pressamesot as strong as with the
coastal towns, and public-sector attitudes shoulobgbly be fairly flexible if
requests come up, since the land usage aroundwre is less sensitive to such
expansions.

ISOLATED VILLAGES

Here we have the typical “stagnant” or “shrinkingfaces which are often a
headache for municipalities, due to low revenueegation and high demands for
subsidization of (at least the minimum) local seegi They are also the places
where unemployment and poverty are most difficuladdress.

Aside from the accommodation of farm workers inealwon the nearby farms and

certain central-place functions, these small tolage no autonomous income base.

Given its attractiveness for tourists, Aurora hasne tourism potential and
Eendekuil as the place with a train-station clogesCitrusdal has some broader
economic base.

In these small places the urban-edge challengétti@significance, since investors
rarely come forward with land-use requests. In,fééctan be argued that in and
around these places urban-edge conditions shouidtémpreted in a fairly flexible
way to attract whatever income- and job-creatingvies come forward. An
example would be a nearby farmer who wants to toams his buildings into
tourism or retirement facilities (without making due demands on municipal
services).

83

The following flow diagram illustrates the methoolgy used in determining the
urban edge. It was impossible to address theeafgion of the urban edge of seven
towns as a collective given the inherently difféareharacteristics. The resulting
urban edges should however correspond with the determined planning
principles, spatial goals and objectives as meetidan previous chapters.
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Figure 11: Methodology to determine Urban Edge
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Chapter 11: Urban Edge Delineation
111 Local Perception
The following comment was received at public megti(April 2008):

Velddrif:
concern about the location of the 150 low-cost bBsusder construction
which seems to perpetuate tyeartheidlayout; (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 opportuies;

Porterville:
no comment

Redelinghuys:
no comment

Aurora:
the urban edge need to correspond with the cutreiit area (or outer
urban boundary) of the town with emphasis on thesgnvation and
conservation of the cultural and heritage charamfténe town;

Eendekuil:
no comment

See annexure 1 for comment received on Draft BSDP@8..
11.2 Urban Edge Delineation Criteria (checklistraggh)

The BSDF applies a similar approach as the Prasfindiban Edge Guidelines to

the delineation of the urban edge in that “theecidt and issues to be considered are

so divergent, a typical “checklist approach” wotlave to be used in determining
which of the factors and issues are of relevaneespecific urban ared”.

The checklist provided in the Urban Edge Guidelihas been considered, revised
and clustered in order to incorporate, amongstrettie local sentiment. Additional

criteria were created to foster a more represemtatpproach tailored around the
prevailing circumstances of the municipal area emdccommodate the economic

17 provincial Urban Edge Guidelines, 2005

impact. This is a dimension of urban developmeat thas omitted from the Urban
Edge GuidelinesAnnexure 11 contains a detailed description of eadtriteria.

We developed an evaluation model to assist withntleasurement of the impact
(positive or negative) of a land unit on the dabineban structure and function. The
model determines theelative desirability of a land unit to be considered pdrthe
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 indisatdr possible development
potential and were subsequently weighted and medsom a scale from 1 to 10.
The maximum point that illustrates positive desifgbis 18 against a negative
score of minus 7. The weight for each criteria watermined by its approximate
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impact on desirability with the economic contrilmti considered as most
significant. The model operates as a unit withim@tiple 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 akatefd in Section 11.3 and
Annexure 11. The results of the model are compieetkby positive / negative
mapping within a Geographic Information System (GlI®ata for use in the GIS
was obtained from ENPAT (Environmental Potentidlag} and RAVA (Risk and
Vulnerability). The data represents informationtba landscape features, heritage
elements, agricultural soils, conservation sitesd erplogical 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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specific erven

According to the “urban land transaction” no aduitl residential land is required
in Velddrif that currently falls outside the 200gban edge (se€able 43. Table
25 indicates that a number of land-use applicatioesuader consideration with a

contribution of 1005 additional erven to the 223&ikable within the 2002 urban
edge (sedable 43.

Of the land units evaluated “around” Velddrif, lanse applications have been
submitted for Portion 1 of the farm Flaminke VI84 (indicated as 1.54 iRigure
12) and Portion 2 of the farm Annex De Plaat, 113lifiated as 2.113 iRkigure
12).

Figure 13
Urban edge measurement: Dwarskersbos
Urban Edge Measurement: Dwarskersbos
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specific erven

According to the “urban land transaction” no aduitil residential land is required
in Dwarskersbos that currently falls outside th@2@Qrban edge (seEable 43.
Table 25 indicates that one land-use applicatiomurider consideration with a
contribution of 739 additional erven to the 420ikalde within the 2002 urban edge
(seeTable 43.




BSDF: Bergrivier Spatial Development Framework, 208

CENTRAL PLACES

Figure 14
Urban edge measurement: Porterville

Urban Edge Measurement: Porterville
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specific erven

According to the “urban land transaction” additibnend for residential
development is required in Porterville to accomnted28 erven (sedable 43.
Table 25 indicates that two land-use applicaticasetbeen submitted to the relevant
authorities for consideration. These two applaati would provide for an
additional 250 erven which would surpass the ptejecesidential demand for land.

With regard to low-cost housing the waiting-lisspliays an additional demand for
715 houses.

Figure 15
Urban edge measurement: Piketberg
Urban Edge Measurement; Piketberg
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specific erven

According to the “urban land transaction” no adudigl residential land is required
in Piketberg (se@able 43. Table 25indicates that two land-use applications are
under consideration with an estimated contributbdrnl313 additional erven that
would cater for the residential demand for landhefE is a shortfall in passive open
space as illustrated table 44 This demand should feature strongly as a lamd-us
category when applications for new developmenteaatuated.

With regard to low-cost housing the waiting-lisspliays an additional demand for 1
353 houses.
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ISOLATED VILLAGES

The application of the checklist approach to deteenthe urban edge for the
isolated villages was not deemed necessary due inited development
opportunities and an almost zero economic growtth ra

All new demand for land should be evaluated on rireit of the development
proposal and be subject to local input and incateoiocalised settlement growth
dynamics.

The only pressing need to consider is at Redeliggiwhere mention is made of a
proposed development by the Dutch Reformed Chuiidie land is situated to the
east of the existing town. The area contains aitem ecological system but an
agreement has been negotiated with the Municipadifyrovide erven 382, 385 and
386 as proclaimed nature conservation areas uhéestewardship programme of
Cape Nature (sefigure 14).

Figure 16
Extract from Council Agenda

9.2.3 REQUEST FOR STEWARDSHIP : ERVEN 382, 385 ABED,
REDELINGHUYS (RDH382)
BK 2333 RESOLVED

1. That Mayoral Committee Resolution BK 2167 ofQ€&ober 2007 be

rescinded;

2. That Council (the Mayoral Committee) authorize Municipal Manager

to enter into a stewardship agreement with Capardaegarding Erven 385 and 386,
Redelinghuys with the understanding that provisidhbe made for oxidation dams
on Erf 385, Redelinghuys; and

3. That accommodation of the oxidation dams orB8BE, Redelinghuys be

addressed in the stewardship agreement with CapeeNa




BSDF: Bergrivier Spatial Development Framework, 208 89

114 Segmentation of Urban Edge

According to the growth requirements for a fivedqygdanning timeframe the
delineated urban edge of the major towns wouldcoate under threat. The urban
edge for the major towns would therefore remainstam due to a lack of
“unprecedented growth and / or development”.

The prioritisation of segments of the edge would be an imperative for the
management of urban growth and development in theigipal area. Some areas
adjacent to the current urban areas would howemeed protection. These
occurrences were incorporated in the evaluaticerai of each land unit as part of
the evaluation process.

SeeChapter 12for proposals to manage the urban edge.

115 Strategic Vacant Land

COASTAL TOWNS

VELDDRIF

The town of Velddrif does have strategic vacantdlan accommodate infill
development. These land units are situated ardhdyolf course that forms the
“centre” of the town.

1 Erf number | 192

Portion Total land unit

Erf size 4.88 ha

Owner Velddrif Municipality
Title deed T44730/1996
Proposal Mid value housing

2 Erf number | 383

Portion Total land unit

Erf size 2.7156 ha

Owner Educational Trust
Title deed T7227/1973
Proposal Mid value hosuing

Erf number | 188

Portion Total land unit

Erf size 8000 m?

Owner Educational Trust

Title deed T6879/1953

Proposal Mid value housing

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

Proposal Affordable housing

Erf number | 1283

Portion Southern portion of land unit
Erf size Approx. 26.5 ha

Owner Bergrivier Municipality

Title deed

Proposal Affordable housing/ Industrial
Erf number | 1099 (Open Space)

Portion Total land unit

Erf size 5.13 ha

Owner -

Title deed Not registered

Proposal Mid value housing

Erf number | 1098 (Open Space)

Portion Total land unit

Erf size 1.80 ha

Owner -

Title deed Not registered

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

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
Proposal Affordable housing
9
6
8
1,2and 3 ﬁ
/E
pril

Map 17

CENTRAL PLACES

PIKETBERG

The town of Piketberg has got limited opportunifiesinfill development on vacant
land to cause densification and manufacture th&uasaring of theapartheid

layout.
1 Erf number | 3278

Portion Total land unit

Erf size 1.0295 ha

Owner Piketberg Municipality

Title deed T 89352/1999

Proposal Affordable housing/ Mid value hosuing
2 Erf number | 1339

Portion Total land unit

Erf size 3400m?

Owner Swartland Div. Council

Title deed T15853/1984

Proposal Affordable housing/ Mid value housing
3 Erf 1002, 138 and 161

numbers

Portion 1002 — total land unit, 138 — portion afdaunit, 161 total land

unit

Erf size

Owner

Title deed

Proposal Mid value housing, business
4 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)

Proposal Affordable housing
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4
3
H
M
Map 1¢

The area to the north of the main entrance to Bétgtfrom the N 7 national road
should be the subject ofcamprehensive urban development proposal This area
includes amongst other the hospital, cricket fielakavan park, show grounds and
some municipal (traffic) offices (erf numbers: 332769, 3326, 3324, 3325, 1008
and 2218 and others). It furthermore accommodadesnt land (approximately
3.82 hectares) that can add immense value to #epr urban configuration and
densification targets if the existing land-useniensified.

PORTERVILLE

11}

1 Erf number | The area between the Porterville Celladsthe business nod
Portion The portions that border onto main road 526
Erf size Approx. 5.37 ha
Proposal Affordable housing/ Mid value housing
2 Erf number | The area between the existing built edgkthe road
Proposal Affordable housing/ Mid value housing
3 Erf number | 1227
Portion Total land unit
Erf size 10 000m?
Owner Government of the Western Cape
Title deed T7492/2003
Proposal Mid value housing

Map 1¢
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ISOLATED VILLAGES

92

EENDEKUIL
1 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
Proposal Affordable housing
2 Erf number | Erven 64
Portion Total land unit
Erf size 1.7 ha
Owner P.Matthee;
Title deed T19126/1997
Proposal Affordable housing/ Cemetery
3 Erf number | Erven 287
Portion Total land unit (subject to further sitesific investigation)
Erf size 3.1746 ha
Owner A.J.Liebenberg
Title deed T31008/2004
Proposal Affordable housing/ Cemetery
4 Erf number | Erven 69
Portion Total land unit (subject to further siteesific investigation)
Erf size 3.1606 ha
Owner Bergrivier Municipality
Title deed T33878/1985
Proposal Affordable housing

2
1
Map 2(
AURORA
1 Erf number | Erf 279
Portion Total land unit
Erf size 1,86 ha
Owner E.M.Leeuwen
Title deed T101998/2004
Proposal Affordable housing
2 Erf number | Erf 225
Portion Total land unit
Erf size .66 ha
Owner Bergrivier Municipality
Title deed T12078/1998
Proposal Affordable housing
3 Erf number | Erf 206
Portion Total land unit
Erf size 1.4075 ha
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REDELINGHUYS

Owner Bergrivier Municipality
Title deed T21714/1952
Proposal Mid value housing
2
1
Map 21

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

Map 22
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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 withérfollowing framework:
achieve a realistic target of densification ovendi and to
restructurethe apartheid layout;
create a better urban environment;
consider the equilibrium between the social, ecdnppolitical,
built and environmental elements that constitutesent-day
society;
take cognisance of the local characteristics, needsl
perceptions that dominate the landscape;
promote the unique selling points of the area; and
optimize urban growth and development in relatiom t
conservation.

The edge is defined and indicated on maps eitharagd line or a soft line.

Rigid urban edge: the land unit will have an absolpositive impact on the
urban structure and function;

Soft urban edge: the impact of the land unit onutiEan structure and function
to be the subject of further site-specific reseamald evaluation in order to
decide what portion of the cadastral unit shouléhibiided.

COASTAL TOWNS

Major changes are apparent for the urban edgeslofdvif and Dwarskersbos
in relation to the existing urban edges as propdsedhe previous Spatial
Development Framework.

The urban edge in the north-western section of déldLaaiplek) has in
recent times taken shape through the approval @fdewvelopment applications
of major proportions (semble 24). Another development is proposed on erf
3606 that was the subject of a transfer agreemetden the local authority
and a property owner / developer.

94

Urban development on the southern banks of therBergwas previously not
considered appropriate because of mainly enviroteherand visual
sensitivitied!®. The extension of the urban edge to the southeBerg River

is motivated by the consideration of informantsaategional, municipal and
local level. Site-specific research and investiyet were not conducted as part
of this evaluation.

The consideration of the equilibrium between thditipal, economic, built,
social and environmental elements that constituesgnt-day Velddrif is
paramount in the evaluation.The following arguments conclude the
motivation to extend the urban edge of Velddrif tobeyond the southern
side of the Berg River.

1. Political

The administrative boundaries of the Bergrivier litipality have been re-

demarcated in December 2002. As a result, theiaipdarms to the south of
the Berg River up to the Bergrivier Station haverbacluded in the Bergrivier

municipal area. The downstream area on the souslide has previously been
within the Vredenburg and / or Saldanha Bay muuicgreas.

Thus the situation before 2002 implied that anyanrbelated development on
the southern side would have been administeredh apthority “isolated” from
the activity core.

2. Economic

Economic criteria, as part of the evaluation modes, considered as the most
significant indicator. The policy sentiment by gowment to promote public
and private investment in areas with economic gnopttential is deemed
paramount.  Similarly, the issues of a decliningpreenic growth-rate,
decreasing importance of certain economic sectdustering opportunities,
strengthening of unique selling points, comparatidvantages and property
ownership were informants to the delineation ofuh®an edge.

This diversity of growth factors has been one @& strengths of the Velddrif
region but, given the relatively small populatiinhas also been a limitation,
since the cluster effects (and economies of scaledhe different growth

processes were distinctly limited.

18| ower Berg River Subregional Structure Plan, 2001
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It has been widely acknowledged that with the presenstraints in the two
core economic sectors (fishing and agriculturelrisotn would be the only
significant growth motor for the Berg River townsdaVelddrif in particular.
This phenomenon would impose a change to the malad-the economic base
of Velddrif. Any proposed urban edge for Velddsifould thus enable market
forces to capitalise specifically on the changipgt&l dynamics of the towns’
local economy and the unique comparative physittabates and locational
advantages of the town. The recently demarcatemrityr Tourism
Development Areas then also included Velddrif andaBskersbos.

The Growth Potential of Towns in the Western Capedyd!® identifies

economic opportunities within Velddrif as consigtiof:

- Potential for tourism development by building oe #ense of place of the
area as a West Coast fishing village.
Potential to tap the Provincial market and otherkets for second homes.
The town requires major infrastructural improvensemt order to fully
optimise its development potential.
In terms of Overall Development Potential, Velddahked 4% out of 131
towns surveyed.

The study?® further proposes that development should be sjictiy planned
and systematically managed, whereby the futuretipogig of a town in the
region (or local municipal area) is carefully ewkd regarding its
development potential and capacity to fulfil a &géc niche in the economic
space of the local municipality. The neighbour8gjdanha Bay area has been
identified as a “regional motor” with the conseqeerof strengthening the
already strong north-south linkages between Veldahid the Saldanha Bay
area. The economic imperative of housing would &sture prominently as a
further supply-side intervention to maximise thenparative advantages of the
town.

The closure of the Cerebos Salt works, given itegic location and inherent
attributes, provides an unprecedented west coapbromity to consider
development possibilities that could bolster thealcssupply-side interventions
directed towards economic growth and in particukgo-tourism and
aquaculture.

Note that the following information has been preddo the author and cannot
be verified as correct or firfgf.
- The Cerebos works currently contribute about 14@¢tand
indirect) jobs to the local economy;
Flaminke Vlei Development Proposal: Sustainablelegmpent
created during construction: 7430;
Flaminke Vlei Development Proposal: Sustainablelegmpent
created during operation: 1847,
Flaminke Vlei Development Proposal: Sustainablelegmpent
created during operation of marina and associaeititfes:
1250; and
Flaminke Vlei Development Proposal: Property ratad taxes
post completion of the development (on residergi@perties
alone) are estimated at R 6.59 million per annusinfu 2008
property cent-in-rand tariffs).

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

3. Built

The principles promoted by the National Spatial €epment Perspective
(NSDP), support economic growth in the context ofiavestment focus on
areas with economic potential but in associatioth & redress of the current
social inequalities by investment in “people naigas”. The NSDP suggests
that in order to overcome the spatial distortiohamartheid future settlement
and development opportunities should be channeledaictivity corridors and
nodes that are adjacent to or link the main grazetitres. Urban development
on the southern side of the river would facilitdte strengthening of an activity
corridor between Saldanha Bay and Velddrif.

The Provincial Spatial Development Framework (PSBRovember 2005)

raises two main problems with regard to the rettiniroy of settlements. These
are the separation of different activities under #ssumption that the private
motor vehicle could determine functionality and ttentinued existence of
“colour-coded” suburbs. Development proposals ® dxecuted on the
southern banks of the Berg River should heed noadgravate the urban
structural and functional deficiencies of Velddrithe present urban structure
of Velddrif does not reflect the normal compositioha town as the historic

llgGrovvth Potential of Towns in the West Coast, M&26B5

120 Growth Potential of Towns in the Western Cape 5200 21 Urban Dynamics Western Cape INC, June 2008
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function and natural features dominate the spatidér rather than the land-use
associations. This multi-nuclei spatial structuseuld change with the

proposed extension of the urban area. It wouldialpacreate a new urban

node, on an activity corridor, that is separatedmfrthe existing urban

configuration by the river. Any development proglofr this particular area

should also benefit the existing urban profile. isTmust be ensured in the
evaluation of site-specific land-use proposals.

In the context of Velddrif the phenomenon of sgategregation and “colour
coded” suburbs are confronted by the physical natégn of Noordhoek with
the surrounding urban area. This is made posé&ipléhe following spatial
interventions, namely:
- The already approved residential developmentswaned 70 and

578;

Private investment through development on erf 3606;

Public investment through development in the saougistern

section of erf 1283;

The consideration of development proposals for2885 (golf

course); and

Prioritised infill development on vacant land beéwehe sports

fields (Laaiplek) and the existing built area (Ndiooek).

Urban planning elements like structural integratiatensification, natural
absorption areas, access to transport routes,mitgxio built areas; ability to
accommodate a specific urban land-use categorys#nespecific obstacles
were criteria applied in the evaluation model. Hiburban design principles as
addressed in the PSDF, were considered in theedilim of the urban edge, as
it “falls” outside the scope of this spatial intention. The importance thereof,
is not overlooked and should be the subject of hmgrhood plans and
considered in site-specific research and investigat

The proposal to accommodate urban-related acsviie the southern side of
the river is subject to the area being includecinia soft urban edge. This
implies that site-specific research and investiyatis needed to support any
development proposal. The approval of such a malpwould imply the
creation of a solid, uninterrupted and rigid edge.

The provision of bulk service infrastructure to d@tif and Dwarskershos is
mainly from the southern side of the Berg Rivemglthe R27. These services
include the provision of electricity, water andidolvaste disposal as well as
telecommunication. Connection onto the existintk infrastructure network

would be feasible. The “developer pays” principtaust apply for any
proposed development within the soft edge on th¢hson side of the river.

The particular goal to delineate an urban edgederoto effect cost savings on
public transport and infrastructure would not bglaable to Velddrif. The
reasons are the absence of a public transporinsyaste the implementation of
the “developer pays” principle.

4, Social

The effect of the most important issues (see Secti@) that characterise
spatlal development (urban environment) is:

Stagnation of possible social cohesion;

Continued spatial segregation i.t.o. race and &jas

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 sumding areas would be
achieved in absolute terms with social integrationbe probably achieved
through property ownership. Similarly any devel@min proposal should
display a recognition of and association with theig-economic circumstances
prevalent in Velddrif. Development proposals sdoélrthermore include

interventions (social responsibility) within comnities with these actions to
be part of project management during the phasescaofstruction and

operations. The type of actions may differ butidtidoe consolidated in a trust
or other beneficiary organisation. This kind of/elepment offset possibility

has as yet not been exercised by the municipality.

The West Coast Poverty Alleviation Strategy, 2804tates that Velddrif has
an unemployment rate of 16.4% with 57% of the eygdiopopulation working

in elementary occupations (i.e. unskilled or sekillexd). Furthermore it

identifies that 70% of the households in the Be&tgrimunicipal area can be
classified as “low income” households with 507 peants (11.57%) of grants
residing in Velddrif.

122\\est Coast Poverty Alleviation Strategy, 2004
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The town is thus in dire need of interventions thatuld facilitate socio-
economic development.

5. Environmental

Any proposal to accommodate urban-related activitis on the southern
side of the river should be subjected to thoroughrevironmental research
and assessment. Ecologically sensitive areas, such as wetlantdeuld be
avoided, and all developments should preferablygiteel on disturbed sections,
for instance marginal, cultivated lands that canlomger be economically
farmed, or the man-made Cerebos saltpan after ébenaimissioning thereof.
The area at this saltpan as well in its surrousdbighly disturbed, and the
agricultural potential (dry land farming) is vegm.

Should, in the area to the south of the Berg Riamy, critical biodiversity areas
be present, these should be avoided and adequiiés bones be created to
protect them. The following issues relate to thectioning of the ecological
system and/or protection of the cultural landscape:

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

Slipways and jetties within the tidal section o€ tBerg River will
need permits from CapeNature to adhere to the S8eseJ\ct, 1935
(Act No. 21 of 1935). These structures are knosvoause damming
of water upstream from the mouth of the river, ahduld thus be
avoided where not appropriate.

Erosion of the river banks should be avoided byoaraging natural
vegetation to establish there or aesthetically ptedtde man-made
structures should be built to stabilize the bankdo dumping of
excavated material should take place on the sauthek.

Pollution of any kind, but especially organic, shible avoided,
especially to the Berg River. This specificallyplips to safe sewage
disposal.

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

Adequate management and control of any developneartor on the
southern bank is vital.

Archaeological heritage should be preserved.

The Provincial Spatial Development Framework (PSBRovember 2005)
states under the objective to protect biodiversitgl agricultural resources, that
mariculture and aquaculture projects “should benitézd provided they do not
exceed ecological and visual impact carrying cajesti The proposal&®
provided to the author identify the intention tovelep a marina and a “large
scale” aquaculture development on portions 1 andflBe farm Flaminke
Vlei, 54.

The before-mentioned arguments in favour of anreldd urban area on the
southern side of the Berg River do consider themmomgood of all inhabitants
of Velddrif. It is absolutely essential that the local communiéis be afforded
opportunities to partake in the conceptualisation ad evaluation of any
development proposal before closure by the authoi#s.

The evaluation criteria for the proposed developmanDe Plaat should be
similar as it is also included within soft urban edge. The smallholdings
situated to the east of De Plaat would ensure dugtdransition zone towards
the eastern hinterland.

The proposed development to the south of Dwarskesrsibtroduces an
approximate 600 metre extension of the built edgkia to be included within
asofturban edge. The development density of 11.2 @dushould be increased
with the proposed land-use categories to benefg thban profile of
Dwarskersbos. Here we refer to the possibilita tfusiness component on the
northern perimeter of the development proposal.

An interesting phenomenon is that Noordhoek (incluchg the newly
developed 150 low cost houses) will become an “igtal” part of Velddrif
when development proposals are exercised on erve6 and 470.

The proposed urban edge creates a relative dd#jraifi development on erf
1283 in that the northern section of the erf wadoédless desirable to develop
than the southern part. The row of erven adjat®Moortrekker Street (from
the reservoir stretching westwards) is kept witfhie urban edge (see Chapter
4).

For a comprehensive illustration of the proposdshaoredges for Velddrif and
Dwarskersbos se&nnexure 13 maps Il and VIII.

122 Urban Dynamics Western Cape INC, June 2008




BSDF: Bergrivier Spatial Development Framework, 208 98

CENTRAL PLACES

Minor changes are apparent for the urban edge katlRérg in relation to the
existing urban edge as proposed in the previoustigbpBevelopment
Framework.

The proposed urban edge in Piketberg conformse®B®BDF (2002) proposal
except that the edge in the north-western partrhesa soft edge.

Major changes are apparent for the urban edge wéfile in relation to the
existing urban edge as proposed in the previoustigbpBevelopment
Framework.

The urban edge in Porterville differs significanfiom the BSDF (2002)

proposals. The inclusion of vast pieces of farmlém accommodate future
residential developments has been amended. THgfmm 13207) earmarked
for low income housing to the south-west of thest®g low cost housing area
is deemed inappropriate as well as the farmlanthéonorth-east of the golf
course and dam.

The proposed urban edge includes two developmepiicapions submitted to
the relevant authorities within a rigid edge anddldo the west of the town
within a softedge.

For a comprehensive illustration of the proposdshnredges for Piketberg and
Porterville seéAnnexure 13 maps V and VI.

ISOLATED VILLAGES

Minor changes are apparent for the urban edgesenti&kuil, Redelinghuys

and Aurora in relation to the existing urban edgegproposed in the previous
Spatial Development Framework.

The urban edges for Eendekuil, Redelinghuys andrauare similar to the

SDF (2002) proposal. It is proposed that thegeegde seen as rigid edges.

SeeAnnexure 13maps Il, IV and VII.

12.2 Management

Authority on the delineation and amendment of abaaoredge as part of a
Spatial Development Framework, resides with thevifmal Government.

It is foreseen that no changes to the urban edtiérvthe planning timeframe
of five years would be required. The local murédity would however, need
to consider the re-alignment of the soft edge ifl ashen a development
application is submitted. This should not involae amendment to the
Bergrivier SDF given the nature and the contextaokoft edge. If an
amendment to a rigid urban edge is considered ana@mendment, if granted,
would imply an amendment to the BSDF-.

The BSDF (2002) prescribes development guidelimesapplications that is
still applicable, given the scope of this BSDF dadeeChapter 4).
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[ F. SPATIAL PLANNING CATEGORIES: LOWER BERGRIVER | Seeannexure 6 for a detailed analysis and description of thetiapglanning

categories anéinnexure 13for the spatial indication thereof.
Chapter 13: Spatial Planning Categories: Farms sottof the Berg River

The following map indicates the farms south of Bexg River that are part of the
Bergrivier municipal area.

Map 2%

Spatial Planning Categories are to reflect dedmad-use classifications to inform
future planning and management. The farms unieussion are located within
the Cape West Coast Biosphere Reserve (CWCBR).CWHEBR is formulating a
Spatial Development Plan and the situation presésdf for shared interpretation
and effective coordination of planning. The impétation of the functions of a
Biosphere Reserve should dictate land-use managemtem the Reserve.

The spatial planning categories as proposed haemn lmeeated and spatially
allocated in association with the relevant land ersn




Chapter 14: Spatial Implications of the Bergrivier Integrated Development

Plan

The spatial distribution of the allocations in timnicipal budget is depicted in
Annexure 13 map IX.

The allocation of the capital budget as depictedtiie Bergrivier Integrated

Development Plan 2008/2009 is as follows:

BSDF: Bergrivier Spatial Development Framework, 208
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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 upgradd aaintenance of municipal
service infrastructure.

Five items on the municipal budget for implememtatiin 2008/2009, have
significant spatial implications in that land neg¢d$e obtained. The six items can
be listed as follows:

Piketberg: new houses (RDP) — R 10,000,000.00;

Velddrif: new houses (RDP) — R 13,000,000.00;

Redelinghuys: library - R 950,000;

Wittewater: library — R 800,000.00; and

Aurora: creche — R 450,000.00.

agrOdDE

It is significant to note that the allocation foik&berg within the capital budget
contains a contribution towards housing that ameuiot 52, 4% of the total
allocation.

The IDP 2007/2008 states that there is a needefidaia urban facilities that would
have a spatial implication. These needs are &g

Noordhoek: play parks — use existing land unitpragress as yet;
Porterville: play parks - use existing land unit;progress as yet;
Eendekuil: Sports fields - use existing land ubt% progress as yet;
Aurora: Sports fields - use existing land unit; pégress as yet; and
Bergrivier: Housing.

arODOE

24 Draft Bergrivier IDP 2008/2009, May 2008
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