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7.4.2 PRINGLE BAY
A:  Contextual Overview

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

Pringle Bay is located on the western side of the
Overstrand Municipality, 26km west of Kleinmond and
24km east of Rooi Els.

Figure 16: Locality plan

This town predominantly functions as a dormitory
residential and holiday village with approximately 20% of
the developed residential erven permanently occupied.

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

Pringle Bay mainly consists of middle to high income fine
grain single dwelling residential development. The high
value areas are predominantly located along the coastal
edge. In the heart of Pringle Bay a small business node
has been established which mainly caters for the
permanent residents of the town, and tourists. The
existing restaurants and tourist orientated shops positively
contributes to the character of the town.

Limited densification is evident in the town and the
existing environmental and ecological features are likely
to set the parameters for future growth,

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

Pringle Bay’s permanent population falls predominantly
within the age cohorts of 50 years and older.

Population: Age Distribution
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Figure 17: Age analysis for the Pringle Bay population

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

The settlement of Pringle Bay was established between the
periods 1940 and 1949 (603 erven) and extended
between 1970 and 1979 with 1158 erven. Since 1979 no
further subdivision of erven (urban settlement) has taken
place.

(v)  Landscape Setting

The settlement, with a curvilinear road layout which
largely responds the contours of the topography, is located
on the coastal plateau between Pringle Bay Peak to the
south and the sandy beaches and the Buffels River to the
north. Two distinct landscape settings are evident: the
rocky peninsula known as Die Punt to the south, and the
residential precinct set back from the dynamic coastal
dune system to the north.

Figure 18: Landscape setting

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

L Pringle Bay Peak. The tendency is for residential
development not to intrude onto the higher more
visible slopes above the 60m contour line. The
nature of development on the upper slopes above
high level road is however impacting on the nature
of the transition between suburban and rural areas
in terms of bulk and coverage.

" The combination of the rocky promontory and the
sandy beach which is bound by the Buffels River
mouth to the north with an adjacent milkwood
forest. The dynamic dune system is vulnerable due
to the nature of the high-income housing
immediately to the east, pressures to flatten dunes
to increase sea views and the proliferation of
pedestrian movement routes across the system.

u Natural drainage and wetland systems which have
been created on the seepage system bhetween the
mountain slopes and coastline,

The green ridge line which runs in a north-south
direction immediately to the west of Buffels Road.
The ridge contributes to a degree of contrast in the
form of development which is predominantly
suburhan.

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

The majority of erven in Pringle Bay are privately owned.
Several scattered portions of vacant municipal owned land
are located within Pringle Bay with two prominent larger
portions south of the current retail node.

B:  Local Area Character and Density Analysis

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

The land use pattern of Pringle Bay is characterised by a
small vibrant business node in the centre of the
settlement. The majority of erven are low density middle
to high income single residential erven of similar size and
dimension.

Approximately 40% of residential erven in Pringle Bay
(more than 610 erven / 60ha) are currently vacant.

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

The majority of erven in Pringle Bay are zoned

Residential Zone 1. A mix of community related zoned
erven are located to the south and adjacent to the business
zoned area.

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

Based on the standards contained in Annexure B, in
addition to the existing facilities a pre-primary, a primary
and a secondary school as well as two worship sites are
required. These requirements have been calculated based
on the existing number of erven in the settlement.

In future, provision should be made for these facilities.
However, the development of these facilities can
realistically only be justified when the number of
permanent residents rise — at present only about 20% of
the dwellings are permanently occupied.

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

The street patterns of Pringle Bay lack legibility and
accessibility to and from the main attractions in the town.
A proposal is therefore required to improve the hierarchy
of the roads within Pringle Bay which will contribute
substantially to the accessibility of the main attractions in
the town. The access to and from Pringle Bay onto the
R44 Provincial Road is a potential safety hazard and the
necessary measures are required to resolve this situation.

The bulk water source for Pringle Bay will have to be
increased as the vacant erven ratio decreases. The water
network system also requires upgrading.

The possibility of establishing a water purification works
in Pringle Bay is also presently being investigated. This
will relieve the pressure on the existing purification works
at Betty’s Bay.

The town operates on a septic tank system which is
regarded as a constraint to further development due to
high maintenance costs and environmental risks.
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Eskom services and maintains the electricity supply and
network of Pringle Bay. The existing bullk supply is
considered adequate, even when considering a future
increase in demand.

Sufficient solid waste capacity exists to service the town,
even during peak holiday periods.

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

Opportunities and constraints are illustrated on Sheet F,
which indicates the significance of the mountainside
interface, the coastal interface and the nature of the
interface with the adjacent scenic route which bypasses
the village.

The sensitivities of these interfaces and the limited
infrastructure services limit opportunities for
densification. Some densification could he considered
around the existing commercial node on Circle Road.
However, it requires an urban design framework to ensure
that all existing and future facilities operate collectively
to provide a positive public space environment.

The accompanying plan indicates the lack of
differentiation of the built form response to the variation
in landscape conditions including, inter alia, topography,
wetland systems and coastal dune dynamics. A slight
variation in plot size is evident with a tighter grain evident
in the north-eastern section of the village and a
marginally looser grain in the south-western section.

The overall pattern is predominantly suburban.
Intensification of land uses with a residential component
around the existing node could contribute to an improved
village centre. Applications for subdivisions, double
dwellings and increased coverage beyond the village
centre should not be approved in terms of the ecological
sensitivity of the context and the lack of service
infrastructure (specifically bulk water supply constraints
and the lack of waste water / sewerage network).

D:  Proposed Densification Interventions
(i)  Densification Strategy

The following densification strategy is proposed for
Pringle Bay:

- To provide a prominent green structuring element
to establish visual prominence and legibility to the
predominantly suburban environment.

n To allow very limited densification opportunities
immediately adjacent to these green corridors to
contribute to legibility and to provide a greater
range of holiday recreational opportunities.

Figure 19: Circle Road Commercial Nocle

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

The proposed interventions respond to areas of natural
environmental sensitivity, the need to protect a natural
environment adjacent to the scenic route and existing land
use patterns in the form of economic opportunities at local
level. The following interventions are proposed:

n Intensification of the Circle Road commercial node.

. Intensification and diversification of land uses in
and around the existing node.

(iii)  Urban Design Guidelines

Three areas have heen identified in Pringle Bay where
specific Urban Design Guidelines are required: the
commercial node, and the two green corridors on the
northern side of the town. Figure 19 reflects an Urban
Design Impression of the commercial node area.

° Intensification of the Circle Road Commetrcial
Node (refer to Figure 19).

The objectives of the urban design guidelines for this area
are to:

= Stimulate a mixed use living environment and a
village centre in an area characterised by suburban
development.

n Provide a greater range, choice and diversity of
holiday accommodation in relatively close
proximity to metropolitan Cape Town.

° Provision of green corridors

It is essential that practical guidelines be drawn up which
can be implemented for these corridors to enhance the
canservation of green corridors aligned along the existing
ridge adjacent to Buffels Road and linked to the Buffels
River with an additional corridor linked to the existing
public parking facility adjacent to the beach.

The objectives of the urban design guidelines for the
provision of these green corridors are:

" To provide a prominent green structuring element
to establish visual prominence and legibility to the
predominantly suburban environment.

u To allow very limited densification opportunities
immediately adjacent to these green corridors to
contribute to legibility and to provide a greater
range of holiday recreational opportunities.

(iv)  Densification Proposals per identified Planning
Unit

Three Planning Units have been identified for Pringle Bay.
The proposals made can potentially contribute to an
increase of approximately 75 additional dwelling units.
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Figure 20: Pringle Bay Planning Units

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

Planning Unit 1 consists primarily of the southern existing
built up area of Pringle Bay.

" Residential Densification

No densification proposals are made for this Planning
Unit,

u Community Facilities
Although no densification is proposed for this Planning
Unit, the following additional community facilities are

proposed for this Planning Unit:

- 1 Pre-Primary School site, and
- 2 Worship facilities.

u Civil Services

No densification proposals are made for this Planning
Unit. The following civil services provision and / or
upgrades will however be required, should any future
growth take place in this Planning Unit, other than that
already approved.

- A sewerage network / waste water treatment works
needs to be provided for Pringle Bay in the medium
/ long term.

o Planning Unit 2

Planning Unit 2 consists primarily of the northern existing
built up area of Pringle Bay.

" Residential Densification

No densification proposals are made for this Planning
Unit.

" Community Facilities

Although no densification is proposed for this Planning
Unit, the following additional community facilities are
proposed for this Planning Unit:

- 1 Pre-Primary School,

- 1 Primary School, and

- 3 Worship facilities.

u Civil Services

As per Planning Unit 1.

° Planning Unit 3

The only possible area of densification in Pringle Bay is
proposed in Planning Unit 3, which consists of the
existing retail node of the village.

" Residential Densification

Site consolidation of the existing vacant / undeveloped
erven is proposed to be developed as simplex-row type
housing (housing typology D4) over 30% of the area. The
potential maximum gross density will thus be 18,4
dwelling units per hectare.

m Community Facilities

The following additional community facility is proposed:
- 1 Library.

n Civil Services

The following interventions in terms of civil services are
required:

As per Planning Unit 1.
° Conclusion

Taking the landscape setting, existing nature, heritage
and environment into consideration, the potential to
increase the density of Pringle Bay is limited to the
cansolidation of existing vacant / undeveloped erven in
Planning Unit 3, subject to the upgrade of the civil
services and community facilities to an acceptable level.
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