DRDRAIFT TECHNICHL RGEFPORT FOR PUBLIC COMMCGEN T

KLEINBAAI / FRANSKRAAL

IKLEINBAAI

/’r-"\ 3 AT
\2k _"\_.4/- / (J\ /;f.‘
A -Sr];’ 3:2 5 I e

i Y pra, S

10

1 Rooi-Els
2  Pringle Bay
3.1 Betfty's Bay West ATLANTIC 11

3.2 Betfty's Bay East O CEAN 12

4 Kleinmond ,\_;E

5 Fisherthaven |3

6 Hawston

7. Hermanus West '_‘14>
8 Hermanus Ceniral N

7  Hermanus East
10 Stanford

11 De Kelders

12 Gansbaai A
13 Kleinbaai

14 Pearly Beach 0 5 10 20
km

eit + U-Masipale *» Municipality

ONLERSTRAND
4

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

"l uRBAN |
B constvanon B
vasan ovians [ SLORTY :7 B PLANNING

s I MAY 2010




DIRAFT TECiHNIC AL

REFPORT FOR PUBLIC COMMERNT

7.4.13 KLEINBAAI / FRANSKRAAL

A:  Contextual Overview

Figure 77: Locality

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

Kleinbaai / Franskraal is a suburb of Ganshaai and is
located on its eastern side. Included into the Kleinhaai /
Franskraal area is the Van Dykshaai, Birkenhead,
Kleinbaai, Klipfontein and Franskraal suburbs.

The Kleinbaai / Franskraal Planning Area as part of the
Greater Gansbaai also functions as a popular residential,
holiday and retirement settlement and an increasingly
popular tourist destination as a result of the active shark
diving industry in the area.

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

Kleinbaai / Franskraal comprises of a long linear
settlement framed by Birkenhead holdings and the golf
course on its western side and the Uilkraals River estuary
in the east. The settlement has a predominantly low
density suburban character and in general the dwellings
have a positive house to street relationship. The gated
Klipfontein security village with its curvilinear type road
layout on the western side of the Kleinbaai / Franskraal
area separates itself from the more rectilinear road
pattern on the eastern side of the settlement. Varying
degrees of legibility and connectivity to the coastal edge is
evident in the Kleinbaai / Franskraal Planning Area.

The only material nodal point is located at the small boat
harbour as well as a small business node at the
intersection of Rosseau and Schneider Streets.

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

The following graph gives an age distribution overview of
Kleinbaai / Franskraal’s population according to the 2001
census figures. The graph clearly reflects a predominant
retirement and holiday area character.
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Figure 78: Age Analysis for the Kleinbaai / Franskraal
population

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

The settlement originated during the 1900 to 1939 time
period within the Van Dykshaai area with 123 erven
representing approximately 5% of the current town’s
footprint. Rapid growth took place during the 1940 to
1969 time period when 1020 erven were established
(46% of the Kleinbaai / Franskraal settlement’s erven).
This followed by an additional 929 erven (41% of the
settlement’s erven) during the 1970 to 1999 time period.
Post 1999, a further 172 erven were established
consisting mainly of the areas north of Van Dykshaai.

(v)  Landscape Setting
The settlement is located on the coastal plain between the

Franskraal Mountains and the predominantly rocky
coastline.
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Figure 79: Landscape setting

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

- The Danger Point Conservancy to the west.

- The Uilkraalsmond Reserve to the east.

- The mountain backdrop formed by the Uilkraals
Mountains.

- The rocky coastline and Kleinbaai harbour with its
concentration of shark cage diving facilities.

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

The majority of the erven within and surrounding the
Kleinbaai / Franskraal area is in private ownership. Large
portions of vacant municipal owned land is located north
of the existing developed area.

B:  Local Area Character and Density Analysis:

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

The single residential land use pattern dominates the
Kleinbaai / Franskraal area, augmented by a structured
open space system inside the built-up area. Linear shaped
business land use has realised along the access route to
the small craft harbour, mostly consisting of shark diving
related businesses.

Another feature of this area is the number of relatively
large vacant stands spread throughout the settlement.

Approximately 30% of the residential erven within the
Planning Area is vacant and approximately 50% of the
dwellings in the settlement are permanently occupied.

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

The zoning of Kleinbaai / Franskraal is in general
consistent with the land use of the Kleinbaai / Franskraal
Planning Area.

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

In terms of the standards for the provision of community
facilities set out in Annexure B, Kleinbaai / Franskraal is
poorly provided for,

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

The local as well as the collector road network of
Kleinbaai / Franskraal operates at acceptable levels of
service.

Kleinbaai / Franskraal has sufficient water source and
potable water treatment works capacity.

The majority of the area is reliant on septic tank systems
and needs to he converted to a sewerage network system
connected to the waste water treatment work.

Sufficient electricity supply capacity exists, however a
sharp increase in the demand is evident. 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 provides sufficient
capacity for the solid waste generation in the town.

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)

Densification opportunities are limited by the need to
retain the nature of the interface with the R43, which
traverses a predominantly green landscape and a sensitive
coastal interface. Opportunities occur in greenfield sites
adjacent to the northern link road which runs parallel to
the R43 to the south.
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Figure 80: Frikkie se Baai

Similarly, densification opportunities occur at nodal
points which connect this link road to the coastline.

The predominant retirement / holiday settlement has a
distinctive character with positive house-street
relationships.

The harbour of Kleinbaai has a nodal quality that needs to
be enhanced within strict urban design parameters.

A portion of developahle land is restricted to the area
north of the current built-up area and the east-west link
route and west of the Kleinbaai / Franskraal built-up
area.

Urban nodes could be developed at the points of
intersection with the access routes to Kleinbaai and
Franskraal.

o ol

Development at points of access from scenic routes could
contribute to a more legible public structure and ease of
access to the coastline.

The rural natural character of the scenic drive should be
conserved. Careful consideration should be given to the
conservation of the milkwood thickets which provides
natural features of distinction in an otherwise suburban
landscape.

Green corridors linking the natural interior to the
coastline need to be enhanced at the golf course area to
the west and at Uilkraalsmond to the east. Bulk civil
services are presently relatively sufficient to accommodate
some new development. Upgrade and connection of the
civil services networks need to take place.

igure 81: Kleinbaai small vessf harbou

D:  Proposed Densification Interventions
(i) Densification Strategy

The following general densification strategy principles are
proposed for the Kleinbaai / Franskraal area:

= To provide a legible structural framework to channel
development to areas which can accommodate future
growth and which can sufficiently contribute to
legibility in an area characterised hy suburban
development, and to protect natural features such as
the coastline.

= To provide a greater range and choice of residential
accommodation, including inclusionary housing.

= To provide increased thresholds for a greater range of
land uses and urban opportunities, particularly in and
adjacent to areas of natural opportunity such as the
harbour.

Urban Design In

pression

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

The following interventions are proposed for the Kleinbhaai
/ Franskraal Planning Area (refer to the Contextual
Overview Plan):

= Densification in the greenfield sites to the south of the
link road and conservancy area parallel to the R43.

» A medium density mixed use activity node at
KKleinbaai harhour.

*  Two medium density nodes at the two main points of
intersection between the link road and the coastline
at Franskraal and Frikkie-se-baai.

= Incremental densification within the existing
residential fabric.
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Figure 82: Retail node at Franskraal strand

(iii)  Urban Design Guidelines

Three areas have heen identified within the Kleinbaai /
Franskraal Planning area where specific Urban Design
Guidelines are required in order to control the
development of these areas. Urban design impressions of
these areas are illustrated in Figures 80 and 83):

- Frikkie-se-baai retail node
- The proposed Kleinbaai small vessel harbour,
- A new node at Franskraal strand.

(iv)  Densification proposals per identified Planning
Unit (refer to Proposals Plan: Sheet H)

For the Kleinbaai / Franskraal area, six Planning Units
have been identified. The proposals made for the
Kleinbaai / Franskraal area can potentially contribute to
an increase of approximately 12300 additional dwelling
units over the medium to long term, increasing the
current gross density of the area from 1.2 to 6.5 dwelling
units per hectare.

Urban Design Impression

The following proposals are relevant for this area:

° Planning Unit 1

Planning Unit 1 consists of the area surrounding the
current built-up Kleinbaai / Franskraal area which inter
alia includes the Birkenhead area.

. Residential Densification

Given the large areas identified as part of the Danger Bay
Conservancy Area, only 20% of the area has been
assumed suitable for densification purposes. Block
development for free-standing duplex type housing
(housing typology E1) is proposed for this area. This
proposal can potentially contribute to approximately
4700 additional dwelling units increasing the current
gross density from 0.3 to 3.7 dwelling units per hectare.

0 250500 1.000
I T

Figure 83: Kleinbaai / Franskraal Planning Units

o Community Facilities

The following community facilities are proposed for this
Planning Unit:

- 1 Clinic,

- 1 Community Hall,

- 8 Pre-Primary Schools,

- 5 Primary Schools,

- 2 Secondary Schools,

- 1 Library,

= 17 Worship facilities,

- 1 Taxi Rank / bus stop, and

- 27ha Public/Private Open Space.

_ Civil Services
In order to facilitate any densification in this Planning
Unit, the following civil services provision and/or

upgrades will be required:

- The provision of a water network system,

- The provision of a new reservoir,

- The provision and linkage of a waste water
treatment works and sewerage network system,

- A local investigation to determine if the existing
bulk supply and local electrical network can be
extended to this Planning Unit to accommodate the
proposed additional dwelling units,

- The construction of a collector road system,

- The provision of a local road network.

° Planning Unit 2

Planning Unit 2 consists of a portion of land on the north
eastern side of Kleinbaai / Franskraal.
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u Residential Densification

The densification proposal for this Planning Unit consists
of block development for an assumed 50% of the area.
The typical housing proposals would include free-standing
simplex and duplex housing as well as simplex-row/semi-
detached housing and duplex-row two storey walk up
housing (housing typology E1, E2, E5 and E&). This
proposal can potentially contribute to approximately
7000 additional dwelling units and create a gross density
of 13.7 dwelling units per hectare.

- Community Facilities

Given the location and opportunities this portion of land
offers, the following community facilities are proposed for
this Planning Unit:

- 1 Clinic,

= 1 Community Hall,

- 11 Pre-Primary Schools,

= 6 Primary Schools,

- 3 Secondary Schools,

- 2 Libraries,

- 23 Worship facilities,

- 1 Taxi Rank / Bus Stop, and

- 37ha Private/Public Open Space.

= Civil Services
As per Planning Unit 1.
o Planning Unit 3

Planning Unit 7 consists of the area north east of the
existing Uilenskraalmond Resort site.

- Residential Densification
No densification is proposed for this Planning Unit.
u Community Facilities

No additional community facilities are proposed for this
Planning Unit.

- Civil Services
As per Planning Unit 1.
® Planning Unit 4

Planning Unit 4 consists of the vacant land located
between the current built-up area and the east-west
connector road on the northern side of the Kleinbaai /
Franskraal Planning area.

n Residential Densification

Block Development for 50% of this Planning Unit is
proposed. The typical housing proposals would include
free-standing simplex and duplex housing as well as
simplex-row/semi-detached housing and duplex-row two
storey walk up housing (housing typology E1, E2 E5 and
E6). This proposal can potentially contribute more than
322 additional dwelling units and create a gross density
of 14.3 dwelling units per hectare.

i Community Facilities

Given the location and opportunities this vacant land
offers, the following community facility sites are proposed
for this Planning Unit:

- 1 Pre-Primary School,

- 2 Primary Schools,

- 1 Secondary School,

= 1 Worship facility, and

- 5.5ha Private / Public 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:

- The provision of a water network system,

- The provision of a new reservoir,

- The provision and linkage of a waste water
treatment works and sewerage network system,

- An investigation to determine if the storm water
runoff can satisfactorily be dealt with following the
proposed densification,

- A local investigation to determine if the existing
bulk supply and local electrical network can be
extended to this Planning Unit to accommodate the
proposed additional dwelling units,

- The provision of a local road network.

° Planning Unit 5

This Planning Unit predominantly consists of the current
built-up area of Kleinbaai / Franskraal.

- Residential Densification

Incremental development through subdivision to allow a
second dwelling unit (housing typology B1) is proposed
for an assumed 20% of the area/dwellings in this
Planning Unit. Based on this assumption, this proposal
can potentially contribute to more than 440 additional
dwelling units and increasing the gross density of this
Planning Unit from 8.1 to 9.7 dwelling units per hectare.

" Community Facilities

Given the existing development that has taken place over
the years, the following community facilities are proposed
for this Planning Unit:

- 1 Clinic site,

— 1 Community Hall,

- 4 Pre-Primary Schools,

= 8 Worship facilities, and

- 23ha Private / Public Open Space

" Civil Services

As per Planning Unit 1,

° Planning Unit 6

Planning Unit 6 consists of the existing Uilenskraalmond
Resort site on the eastern side of the Pearly Beach
Settlement.

L] Residential Densification

No densification is proposed for this Planning Unit,

n Community Facilities

No additional community facilities are proposed for this
Planning Unit.

n Civil Services
As per Planning Unit 1.
° Conclusion

The implementation of the above densification proposal
will ensure that the sensitive areas surrounding the huilt-
up Kleinbaai / Franskraal area are developed in a careful
sensitive manner but also make provision to respect and
protect the Danger Point Conservancy Area. The
predominant areas of densification as well as the
proposals for the nodal intensification will contribute to a
more compact, denser and efficient sustainable urhan
form.

The civil infrastructure will simultaneously have to be
upgraded to accommodate the existing as well as the
proposed developments in a safe sustainable manner.

Such investment will create an enabling structure for an
efficient and equitable urban system and positive living
environment.
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