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7.4.11 DE KELDERS

A:  Contextual Overview

Figure 67: Locality

(i) Location and function (refer to Locality Plan:
Sheet A)

De Kelders is a residential suburb of Gansbaai and
functions as a popular residential, holiday and retirement
suburh of Ganshaai.

Ganshaai is located 21km east of Stanford and 18km
west of Pearly Beach.

(ii)  Current Urhan Structure and Form (refer to
Urhan Structure and Form Plan: Sheet A)

The Atlantic Ocean on the western side and the R43
Provincial Road on the eastern side has contributed to the
linear form of De Kelders with Main Road and De Villiers
Streets functioning as collector roads within this Planning
Unit. The existing grid road patterns contribute to the
character of the Planning Area layout.

(iii)  Population Composition: Age Distribution
(Source: Statistics South Africa, 2001)

The following graph gives an overview of the age
distribution of the De Kelders population according to the
2001 census figures.
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Figure 68: Age Analysis for the De Kelders population

It should also further he noted that 25% of the dwellings
within the greater Ganshaai area are not permanently
occupied.

(iv)  Historical Growth Pattern (refer to Historical
Township Establishment Pattern Plan: Sheet A)

Approximately 70% (1221 erven) of the De Kelders
settlement originated during the 1900 to 1939 period
with approximately a further 8% (132 erven) being added
in the following period from 1940 to 1969. In the period
1970 to 1999 predominantly infill development took
place which constituted a further 22% of the village’s
settlement pattern. Post 1999, no further urban
settlement / subdivision took place within the De Kelders
area.

(v)  Landscape Setting

The settlement is located on the coastal plateau between
the R43 and the predominantly rocky coastline.

De Kelders

Figure 69: Landscape setting

The natural elements which contain the village and
contribute to its form and structure include the following:

- The Walker Bay Nature Reserve which forms the
northern edge of the village.

- The foot slopes of the Franskraal Mountains and
the relative flat exposed nature of the coastal
fynbos to the east of the R43.

- The rocky nature of the coastline, marked by the
archaeologically significant De Kelders caves.

- The nature of the Duiwelsgat coastal trail, which
links Ganshaai in the south to the Walker Bay
Nature Reserve in the north.

(vi)  Vacant Land Ownership (refer to Land
Ownership Pattern Plan: Sheet A)

Apart from a few scattered portions of land within the De
Kelders area, a large vacant portion of municipal owned
land is located on the eastern side of De Kelders. The
remainder predominantly within private ownership.

B:  Local Area Character and Density Analysis

(i)  Land use pattern (refer to Locality Plan:
Sheet B)

The land use pattern of De Kelders is predominantly
characterised by the single residential land uses with more
than 35% vacant erven. No nodes of commercial or
community facilities are represented within De Kelders.

(ij)  Zoning (refer to Zoning Plan: Sheet B)

De Kelders' zoning is well structured with a significant
Agricultural zoned triangular shaped portion of land on
the eastern side of the Planning Area. A further salient
feature of the zoning character of this Planning Unit is
that although not evident in the land use, local business
zoned land nodes are located along the two entrance
roads into the De Kelders suburb.

(iii)  Community Facilities (refer to Community
Facilities Provision Plan: Sheet B)

There is a the lack of any community facilities in De
Kelders, based on the standards for the provision of
community facilities as per Annexure B. At least 1 Pre-
Primary School, 1 Primary School, and 3 Worship
facilities are required.

(iv)  Civil Services Capacity (refer to Civil Services
Plan: Sheet C)

The existing local as well collector road network of De
Kelders operate at acceptable levels of service.

The water source for De Kelders is sufficient and has a
well represented local supply line network. The quality of
the water is poor, but this is currently being attended to
by the municipality.

The area is reliant on a septic tank system which restricts
any further development until such time as the area is
connected to the waste water treatment works.

The existing electricity network makes no provision for
additional development and network upgrades are
required before any development can take place. The
Eskom intake point offers sufficient capacity for the town.

The solid waste drop off system in De Kelders has
sufficient capacity.

C:  Synthesis: Status Quo Density and Character
Assessment (refer to Density and Character
Plan: Sheet D, Contextual Overview Plan:
Sheet E, and the Opportunities and
Constraints Plan: Sheet F)

Opportunities for densification are limited by the need to
retain the nature of the R43 scenic drive traversing a
predominantly green landscape, and the sensitive coastal
interface. Opportunities are restricted to greenfield sites
at the northern entrance to the town and limited site
consolidation at the main points of entry into the village
from the R43, linking that route to the historically and
archaeologically significant points of destination at
Stanford Cove in the south and De Kelders Caves in the
north.
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Figiire 70: Stanford Cove

The De Kelders area has several sensitive natural and
cultural features that need to be conserved and respected
in order to retain the precious character of the area, given
the substantial development opportunities in this area.
Although a large percentage of erven has not yet been
developed, it is important, given the special features of
the area, to compile specific development urban design
guidelines timely to ensure that these sensitive areas are
respected.

In addition to the above, the lack of community facilities
creates urban sprawl and measures are required to
overcome this situation which includes, inter alia, nodal
retail development.
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D: Proposed Densification Interventions

(i) Densification Strategy

The following general densification strategy principles are
proposed for De Kelders:

u To provide a legible structural framework to
channel development to areas which can
accommodate future growth and to protect natural
features such as the coastal zone and mountain
slopes.

To provide increased thresholds for a greater range
of land uses and urban opportunities.
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Figure 71: De Kelders Planning Units

(i) Proposed Interventions (refer to Strategic
Growth Management Interventions Plan:
Sheet G)

The following interventions are proposed for the De
Kelders area (refer to Contextual Qverview Plan):

®  The provision of medium density housing, including
inclusionary housing, at the northern entrance to the
town.

= The promotion of a secondary corridor along the
proposed link off the R43 along De Villiers and Main
Road with site development opportunities and a
degree of site consolidation.

(iii)  Urban Design Guidelines

Part of these intervention areas include specific areas
identified for urban design guidelines for the two activity
spines linking the R43 Provincial Road to the two
following tourist destinations.

" De Kelders Cave Activity Spine, and
u Stanford Cove
As per the Urban Design Impression (refer Figure 70) this

proposal will substantially contribute to the visual
appearance and enhancement of the character of the area

m To provide a greater range and choice of = The promotion of twe activity spines linking the R43 at these points of access to De Kelders.
In terms of civil services it is imperative to upgrade the residential accommodation, including inclusionary to the two main tourist destinations at De Kelders
services prior to any densification taking place within this housing. Caves and Stanford Cove.
area. = Incremental densification within the existing
residential fabric.
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(iv)  Densification proposals per identified Planning
Unit (refer to Proposals Plan: Sheet H)

Four Planning Units have heen identified for the De
Kelders area. The proposals made for the De Kelders area
can potentially contribute to an increase of approximately
2000 additional dwelling units and increase the current
gross density for the area from 5.4 to 14 dwelling units
per hectare.

It should however also be noted that prior to material
densification taking place, the upgrading of the sewerage
network and treatment plant will have to commence.
Local investigations will also be required in terms of the
other civil services in order to determine the feasibility of
the proposed densification proposals.

The following proposals are relevant for this area:
° Planning Unit 1

Planning Unit 1 consists of the area along the beachfront
of the De Kelders area.

L] Residential Densification

Although this area is subject to management zones and
several other conserving valued features, incremental
densification by subdividing erven into two or three
portions (housing typologies B1 and B2) is proposed for
an assumed 20% of this Planning Unit. Based on this
assumption, this proposal can potentially contribute 192
additional dwelling units, increasing the current gross
density from 11.3 to 14.7 dwelling units per hectare.

= Community Facilities
Given the restricted space and existing character of the
area, the provision of the following community facilities

are proposed for this Planning Unit:

- 1 Pre-Primary School; and
- 3 Worship facilities.

L] Civil Services

In order to facilitate any densification in this Planning
Unit, the following civil services provision and/or
upgrades will be required:

- An investigation to determine if the existing water
network system can accommodate the increased
densities,

- The provision and linkage of a bulk sewerage
network system,

- An investigation to determine if the existing Eskom
bulk supply and local electrical network can be
extended to accommodate the increased densities.

° Planning Unit 2

Planning Unit 2 forms part of the secondary corridor
along the proposed link off the R43 Provincial Road and
along De Villiers and Main Road.

. Residential Densification

The densification proposal includes incremental
densification and site consolidation through free-standing
simplex, duplex and duplex-row housing (housing
typologies type B1, B2, C2 and C3) for an assumed 30%
of the Planning Unit area. Based on this assumption, this
proposal can potentially contribute 182 additional
dwelling units.

- Community Facilities

Given the central location and easy accessibility to this
area the provision of the following community facilities
are proposed for this Planning Unit:

- 1 Clinic,

- 1 Pre-Primary School,

- 1 Library,

- 2 Worship facilities, and

- 1 Taxi Rank / Bus stop site.

L] Civil Services

As per Planning Unit 1.

o Planning Unit 3

This Planning Unit consists of the vacant municipal
owned land at the northern entrance to the town.

" Residential Densification

Development in terms of Block Development in the format
of free-standing simplex, duplex as well as two storey
walk up simplex-row housing (housing typologies E1, E2
and E6) is proposed for an assumed 50% of this Planning
Unit area. Based on this assumption, this proposal can
potentially contribute to approximately 1500 additional
dwelling units at a resulting density of 12,9 dwelling units
per hectare,

= Community Facilities

Given the size of this Planning Unit, the following
community facilities are proposed for this Planning Unit:

- 1 Community Hall,

= 4 Pre-Primary Schools,

- 4 Primary Schools,

- 1 Secondary School,

- 8 Worship facilities, and

- 12.8ha Public / Private Open Space.

u Civil Services

In order to facilitate any densification in this Planning
Unit, the following civil services provision and/or
upgrades will be required:

- An investigation to determine if the existing water
network system can accommodate the increased
densities,

- The provision and linkage of a hulk sewerage
network system,

- An investigation to determine if the existing Eskom
bulk supply and local electrical network can be
extended to accommodate the increased densities,

- An investigation to determine if the collector road
needs to be upgraded as a result of this
densification proposal and the provision of a local
road network.

o Planning Unit 4

Planning Unit 4 consists of the eastern predominant
residential area within De Kelders. Part of this proposal
includes two nodal development areas where specific
urban design interventions are required.

n Residential Densification

Incremental Densification by subdividing erven into two
or three portions (housing typologies B1 and B2) is
proposed for an assumed area of 20% for this Planning
Unit. This proposal can potentially contribute to 99
additional dwelling units, increasing the current gross
density from 10.9 to 14.1 dwelling units per hectare.

L] Community Facilities

Given the availahility of land, the following community
facilities are proposed for this Planning Unit;

- 1 Pre-Primary School,
- 1 Worship facility, and
- 1.7ha Private/Puhlic Open Space.

° Civil Services
As per Planning Unit 1.
e Conclusion

The proposals made for De Kelders will contribute
substantially to an increase in the density of the area.
Therefore it is vitally important that the necessary
measures be put in place to ensure the conservation of the
precious natural features and the character of the area. In
addition to this, corrective planning is required to restrict
any further urban sprawl. It is also important to note that
prior to any further densification of the area, the
provision of the civil services need to be upgraded. This
will contribute to a more compact, denser, efficient and
environmentally sustainable urban form, which will
contribute positively to the economic efficiency, human
wellbeing and environmental integrity of De Kelders.

URBAN DYNAMICS WESTERN CAPE INC.
ACG ARCHITECTS AND URBAN DESIGN
NICOLAS BAUMANN URBAN CONSERVATION & PLANNING

Monisipaliteit » U-Masipala »

ONERSTRAND

Municipality

4

| NicoLAS |
BAUMANN |

| consnvanon |
B PLANNING |

ST e W O O 2

MAY 2010

[77]



Locality

Munisipelinent » U-Mesipuin » Mumicipelity

ONERSTRAND

[GROWTH

MANAGEMENT

% of Erven Supplied

1A A TR
35

AS

Historical TowriShip Establishment Patiern

A. GROWTH & OWNERSHIP PATTERNS

(MAY 2010)

OWNER

[ . [ National & Provincial

Govemment
Municipal
Private

OTHER

[ urbon Edge
——Road

NICOLAS
BAUMANN
URBAN
CONSERVATION
& PLANNING




::.4}.-

Cadastrol

Musitipeliteit « U-Maripala + Municipahity

ONERSTRAND

BAUMANN
URBAN

Al. AERIAL VIEW OF PLANNING AREA

- | CONSERVATION
| URBAN DYNAMICS 4@ . & PLANNING
(MAY 2010) | R ) B

{

i {

i  NICOLAS
|

E

i




LAND USE ZONING
[ vacant 2 Mied Use 7] Agricuiturat one | Locol Bushess Zone
Residentat Sngle Govermment: Local [ Avtherty Tore [ private Open Space Tone
%74 Residenfiak: Group Housing shiuctured Open Space [ centot tusiness zons [77] Pubiic Open Space Zone
P eusiness Open Spoce [ ] Generci Residentiol Tone [l Road Zone
[ Group Housing Zone [ services usage zone

.Tﬁ"“

DE KELDERS: LAND USES

EXISTING REQUIRED SRET.

[/ J A
J ) / o /ﬂ)(‘r“:/’/ﬁf )
: /LN N
/ g / 7 / //if'ﬁ’/ﬁif/:{if“ e

OTHER
[ ] sngle Residental Zone [ urbon Edge
[ ] townHouse Zone —— Road
Transport Tone
= spit 2oning Boundary

N

1,000
m

0 250 500

| B. CURRENT LAND USE, ZONING &
if COMMUNITY FACILITIES (may2010 e KA Rk




Franskraal WTWs (Ki/d) - Potable Water Treatment Works

53888883

——Nfowlo WIS s Existing Treatment Capacity

Required Treatment Capacily

Civil Services Provision

ONERSTRAND

A

A

_____ Ao Nt Ba WP WA AR
PRRRREIRRRIRIRRIRGN]

Yt 01 Source

Total Flow (kl/d)

Gansbaal WWTWs - Waste Water Treatment Works (Sewerage)

Overstrand Municipality Gansbaal Electrical Maximum Demand

4500 200 25,000
4000 h—d—h—A—h—h—d—d—d—d—h—A—d—h—A—h—A
3500 150 20,000
3000 .-E.
2500 = £
100w 2 15000
1500
10,000
1000 0 ;
:’m = = a
d—h—h bbb -
0 0 5,000
Dec-04 Jud-05 Jer-06 Jul-06 Jan07 Jul-07 Jon-08 Jul-08 Jon-09 Jul-0%
~#&— Copocity —®— Flow —#— Rain foll ’ 2003
/
/ e f
J57,
e
/g - fj
Cy>d
4
i %
2 =
~
i
HEEEEY
C)
3

C. SERVICES PROVISION may2010)

2004 2005 2008 2007 2008

URBAN DYNAMICS

2009

010 2011 2012 2013 2014

ROADS
——— Provincial Routes

——— Llocal Coleclor Road
WATER
m—— Main Supply Line
— Locd Supply Line

* Reservoir

ELECTRICITY
@m=== Hgh Voltage Trarsmission Line
= Medium Vollage Transmission Line

@  Min Substation

SOLID WASTE
® Diopofisie

OPPORTUNITIES
Own water source

Sufficient solid waste capacity

CONSTRAINTS
Unacceptable qudlity of water

Area mainly reliant on septic
tanks

OTHER

I IUrbonEdge

NICOLAS
BAUMANN
URBAN
CONSERVATION
& PLANNING

architects



/ RESOINTIAL EXVEN
LAND USE OTHER e S _ —
-~ CHARACTER | TOTALKO. | AnzA 1018 | Anga TR
[ Residential Even ] Character Zone ! © rone | oreved | wo. | ) | Mo m:l (HA) WO.[%) (%)
[ Vocant Erven [] urban Edge e | 20z TEB [ Vo5 | 107 | MIOR | 707 A5 ti®
= Rode = / % [ X * Refer to explanatory bd In document

X

N

= ||}

-

,
P
N\
N
NN
N
h
=

/A

Density & Area Character

‘ 05 _ A .,;ji? 1 Vo ' o ’,_"—.
The caves have co , env ind aeolog The hotel site is located directly above the Internationally famous
significance and are a major tourist attraction In the reglon. A coastal walk-'  caves and has been converted fo sectional title apartments. There Is
way links the caves to the Walker Bay Naiure Reserve fo the north. no public facility related to this Important destination.

S HECAVES(D

OVERSTQI” :;' A i : ‘ | _ B i SO LA

BAUMANN

URBAN

: s CONSERVATION
URBAN DYNAMICS | srenitzets) (| & PLANNING




URBAN EDGE; MOUNTAINSIDE:

v The mountainside is set well

back to the east but stil functions
as a visual backdrop and helps frame the
setflement.

LINK ROAD ENTRANGE PORTAL

SCENIC DRIVE INTERFACE:

v/ The R43 forms the eastern

edge to the village and is set
within a natural fynbos environment. Two
link routes provide access to De Kelders
from the scenic route.
+/ The northern link, Guthrie Street (A2q)
links directly to the archaeologically sig-
nificant caves and continues along the
coastline in a northerly direction. It also
provides access to the Nature Reserve,
via the main distributor, De Villiers Street.
The southern link, Mark Street (A2b) pro-
vides access to the small retail node
and to the coastline to the west.
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URBAN EDGE: COASTLINE:
A « The nature of the built form
along the coastal edge is subur-
ban in character and is undifferentiated
from the rest of the settlement.
v A coastal walkway links the harbour
area to the Nature Reserve to the north
and has high public amenity value.
v A hotel now being converted into
apartments constitutes the only built form
respose to the major regional and local
tourism destination point, the caves.
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and continuity along this important inter-
face is thus compromised.
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The eastem edge of the setfle-
ment is set well back from the
mountainside.

SCENIC UNK ROUTE INTERFACE:

The status quo, with the

natural landscape and the
mountain slopes abutting the scenic
route to the east should be retained.
Current setbacks to the west of the
scenic route should also be retained to
retain the sense of the route traversing
a green natural environment.
(CONSTRAINT)
The termination of the linkage routes
(A2a, A2b) at the coastline could be
developed as nodes to mark these sig-
nificant heritage sites, the caves to the
north and Stanford Cove to the south.
Appropriate densification could be con-
sidered adjacent to these nodes.

(OPPORTUNITY)

URBAN EDGE; COASTLINE:
The existing fine grained
character of the built form
adjacent to the coastline should be
retained. Limited intensification of the
built form along this sensitive interface
could occur.
(CONSTRAINT)

ﬁ ‘I URBAN EDGE; MOUNTAINSIDE:

LEGIBILITY & CONNECTIVITY:

Existing views towards the sea from

within the settlement must be re-
tained. Nodal development at the caves
and at Stanford Cove would confribute
to legibility as would development at
the two main points of intersection with
the R43. (OPPORTUNITY)

NODAL DEVELOPMENT:

An urban design framework for

the existing smdall retail node on
Marks Street should be formulated to
contribute to place character.
(OPPORTUNITY)
Stanford Cove and the caves are two
significant points of destination which
would benefit from nodal development.
Densification could thus be considered
adjacent to these nodes.
(OPPORTUNITY)

GREEN CORRIDOR DEVELOPMENT:
Opportunities for inking the moun-
tainside to the coastline should
be explored possibly along the access
routes to Stanford Cove and the caves

(OPPORTUNITY)
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