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7.4.7 HERMANUS WEST
A:  Contextual Overview

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

Locality
Figure 46: Locality

Hermanus West consists of Vermont, Onrus and Sandbaai
which are outlaying suburbs of Hermanus town and are
located approximately 8km from the Hermanus CBD.
These suburbs are predominantly residential in nature,

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

The form and structure of the urban settlements of
Vermont, Onrus and Sandbaai are informed by the Onrus
Mountains and the R43 Provincial Road on the northern
side. The Atlantic Ocean coast line forms the area’s
southern edge with the Onrus River bisecting the area
centrally as it drains towards the sea.

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

The Hermanus West area is well represented by residents
within the age cohorts of 50 years and older.

Population: Age Distribution
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Figure 47: Age Analysis for Hermanus West

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

The Hermanus West area originated in the period 1900 to
1929 when almost 1800 erven was established in the
Onrus and Sandbaai areas, followed by a further
extension of the Sandbaai area consisting of 773 erven
during the 1940 to 1969 period. Further township
establishment (1707 erven) took place during the period
1970 to 1999 which consisted mainly of smaller
dispersed development portions. Post 1999,
approximately 700 residential erven were established,
primarily along the R43 Provincial Road corridor.

(v)  Landscape Setting

The landscape setting of Vermont, Onrus and Sandbaai is
distinctive, comprising of a number of landscapes of
particular environmental and heritage quality which have
over time responded to specific environmental qualities
related to the rocky and sandy shoreline, the coastal
plateau and the Onrus Mountains to the north.

Figure 48: Landscape Setting

The natural elements which contain the different villages
and contribute to their form and structure include the
following:

" The tendency is for the built form to locate on the
coastal plateau between the R43 and the coastline.
Later development, mostly in the form of gated
security villages have began to creep up the
mountain slopes.

u The series of heavily wooded ravine systems in
Vermont and the Onrus Lagoon, which provide
strong green north-south corridors to relieve the
predominantly suburban pattern of the built form.

n The combination of rocky and sandy shoreline and
the coastal trail contributes to a publicly accessible
resource of high environmental and scenic quality.

. The generally fine-grained response of the built
form to this coastal edge and the tendency for a
number of public recreational facilities such as the
Onrus caravan and camping site located along this
edge.

u The inland vlei system, most notably the Vermont
Salt Pan which forms part of the vlei system linked
to Hawston.

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

The majority of the town is within private ownership
except for the approximately 50ha Hahonim site and the
lower lying municipal owned area directly north of the
proposed extension of Molteno Road in Onrus. The
properties owned by the Overstrand Municipality are
predominantly existing public open spaces.

B:  Local Area Character and Density Analysis

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

A salient characteristic of the Hermanus West area is the
group housing developments that have taken place along
the R43 Provincial Road where several retirement
villages are now established. A concern in terms of the
existing pattern in this area is the limited number of
existing community facilities such as Schools, Worship
and local business facilities / sites.

In the overall Hermanus West area less than 20% of the
residential erven are vacant.

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

In the Hermanus West area prominently located resort,
open space and authority zoned land portions are evident
which create potential opportunities for development in
this area.

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

Based on the standards for the provision of community
facilities as stated in Annexure B, the Hermanus West
area is underprovided in terms of community facilities.

It should however be noted that the population
composition in terms of the 20% residential vacancy
factor and percentage of holiday home serves to offset the
requirements of the provincial standards.
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(iv)  Civil Services Capacity (refer to Civil Services
Provision Plan: Sheet C)

Although three distinctly different layout patterns are
noticeable in the Hermanus West area, the existing local
streets function within acceptable levels of service. No
clear hierarchy of roads is represented within the
Vermont residential area.

The level of service of the R43 from Sandbaai is at
capacity and upgrading of this road toward the Hermanus
CBD is required,

The bulk water supply to the Hermanus West area is
regarded as sufficient. The potable water treatment works
is now at capacity and requires a costly upgrade.
Furthermore, in the older areas such as Onrus and
Sandbaali, the water network is old and requires
replacement. An additional reservoir will also soon be
required to service this area as further development takes
place.

Large areas within the Hermaus West area operate on a
small bore sanitation system which restricts new
development in this area. Presently operational and
capacity problems are experienced at the waste water
treatment works serving this area. An upgrade is required
to increase its capacity.

In terms of electricity the existing supply and demand
meets the consumption and sufficient capacity is presently
available to serve the existing need of the Hermanus West
area. The demand trend is however increasing and will
have to he carefully monitored.

Sufficient solid waste capacity exists to service 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 constraints are related to the need to
respect the sensitive interfaces with the mountainside, the
R43 scenic route and the coastline. A proposed heritage
overlay zone has also been identified in the Onrus Point
and lagoon area which limits densification opportunities.
The limited capacity of the existing service infrastructure,
particularly sewerage, is an additional constraint to
further development.

Opportunities for densification occur at points of
intersection such as at the main entrance points from the
R43 into Vermont and Onrus along main movement
routes such as the old main road through Onrus.

Further residential densification and mixed use
opportunities exist along sections of the Old Main Road
through Onrus.

Several special heritage areas are found in the Hermanus
West area which inter alia includes a heritage overlay
zone in Onrus, mountain interfaces and visually sensitive
areas.

Large areas of municipal vacant land is available for
development purposes within the existing residential
areas. Although the opportunity also exists for
substantial densification interventions within this area, a
large capital investment will be required to upgrade the
bulk and civil infrastructure prior to such development
being permitted.

D:  Proposed Densification Interventions

The following interventions are identified (refer to the
Contextual Overview Plan). They 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.

(i)  Densification Strategy

The following general densification strategy principles are
proposed for Hermanus West:

u To provide a structural framework to guide growth
away from sensitive environmental interfaces such
as the mountainside and coastline and towards
existing and potential development nodes and
activity spines.

n To provide a greater range of residential
accommodation, including inclusionary housing.

" To provide increased thresholds to increase choice
and diversity in land use activities and more mixed
use environments in appropriate locations to
contrast with the predominantly suburban quality
of the built form.

(53]

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

Areas and guidelines of specific mention within the
Hermanus West area are the following:

- Medium density, mixed use development at major
points of entry such as Lynx Avenue and Vermont
Road in Vermont, Van Blommenstein Road in
Onrus and Sandbaai Road in Sandbaai.

= A medium density mixed use activity spine along
the old Main Road in Onrus.

- A gradation of medium density housing on vacant
land between the R43 and the 100m contour line
and on the existing Sandbaai commonage on the
southern bank of the Onrus River. |

" Incremental densification within the residential |
fabric where appropriate. ‘

Urban Design Impression

Figure 49: 0ld Main Road Commercial Node
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Figure 50: Hermanus West Planning Units

(iii)  Urban Design Guidelines

The commercial node on Old Main Road in Onrus has
been identified as an area where specific Urban Design
Guidelines are required. Figure 49 reflects an urban
design impression of this area.

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

An overall increase in the average gross residential
density from 7.1 dwelling units per hectare to 10.3
dwelling units per hectare is proposed for the Hermanus
West area, which represents an increase of =3000
additional residential dwelling units.

The area, especially west of the Onrus River does not
comply with the requirements for the provision of
community facilities standards as set out in Annexure B.
Specific actions will be required to ensure that provision
is made for the required facilities as the age composition
of the area may change over time.

The potable water treatments work plant, the water
network, and the sewerage network and treatment plant
will have to be provided prior to any further significant
develepment taking place within this area. Further local
investigations will also be required in terms of the other
services in order to determine the feasibility of
accommodating future proposed densification and
development.

° Planning Unit 1

Planning Unit 1 predominantly consists of the existing
developed Vermont and Onrus residential suburbs.

The area along the coast is subject to a coastal
management zone which will require special development
criteria. The Onrus Punt area including the Onrus camp
site forms part of a heritage area where specific heritage
development criteria will apply.

L] Residential Densification

Given the nature and current character of the area as well
as the heritage area, no densification for this Planning
Unit is proposed.

u Community Facilities

Although no densification is proposed for this area, it is
however proposed to make provision for the following
community facilities:

= 4 Pre-Primary Schools, and
- 8 Worship facilities.

L] Civil Services

Although no densification is proposed for this area, an
investigation will however be required to determine if the
existing civil services facilities will have the capacity to
service the proposed additional community facilities.

° Planning Unit 2

Planning Unit 2 forms the western gateway/entrance area
for Hermanus being located east of Linx Road junction
with the R43 Provincial Road, a collector road giving
access to the bigger Vermont suburh. This Planning Unit
is partly subjected to a mountain management zone as
well as being a visually sensitive area at the entrance of
the town.

- Residential Densification

Densification proposed for this Planning Unit is
predominantly through site consolidation. The housing
unit typologies (D2 and D3) proposed in this Planning
Unit are free-standing duplex and duplex-row housing
over an area of 50%. This will contribute to potentially
473 additional dwelling units at a resulting density of
26.8 dwelling units per hectare.

" Community Facilities

Apart from existing public/private open space, no other
community facilities are represented within this Planning
Unit. Therefore, provision for the following additional
community facilities should be made;

- 1 Pre-Primary School,

- 1 Primary School,

- 2 Worship facilities and

- 4ha Public / Private Open Space.

u Civil Services

In order to facilitate any densification in this Planning
Unit, the following civil services will be required:

- The provision of a water network system,

- The upgrade of the potable water treatment works,

- The upgrade of the waste water treatment works
(sewerage),

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit,

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

- An upgrade of the local collector road system.

° Planning Unit 3

Planning Unit 3 predominantly consists of the developed
Sandbaai and Hemel-en-Aarde residential areas.

- Residential Densification

No densification is proposed for this Planning Unit.

L] Community Facilities

Although no densification is proposed for this Planning
Unit, the area lacks community facilities and subsequently
the following additional community facilities are proposed

for this Planning Unit:

- 4 Pre-Primary Schools, and
- 9 Worship facilities, and
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L Civil Services

In order to facilitate the proposed additional community
facilities in this Planning Unit, the following civil services
will be required and / or need to be investigated in terms
of their capacity:

- The provision of a water network system,

= The upgrade of the potable water treatment works,

- The provision of a sewerage network system,

- The upgrade of the waste water treatment works
(sewerage),

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

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit.

° Planning Unit 4

Planning Unit 4 consists of 7.5ha vacant Authority Zoned
land located on the northern side of the R43 Provincial
Road and is subject to a mountain management zone.

" Residential Densification

Densification for this Planning Unit is predominantly
proposed by means of block development. The housing
unit typologies (B1) proposed in this Planning Unit are
free-standing simplex, over an area of 50% of the
Planning Unit. This proposal will potentially contribute to
approximately 64 additional dwelling units at a resulting
density of 8.5 dwelling units per hectare.

n Community Facilities

No community facilities are proposed for this Planning
Unit.

u Civil Services

In order to facilitate any densification in this Planning
Unit, the following civil services will be required:

- The provision of a water network system,
- The upgrade of the potable water treatment works,
- The provision of a water network system,

- The upgrade of the waste water treatment works
(sewerage),

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

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit,

- The provision of a local collector road system, and

- The upgrade of the collector road system.

o Planning Unit 5

Planning Unit 5 is currently characterised by a
underdeveloped area abutting the R43 Provincial Road.

L Residential Densification

Block development is proposed for this Planning Unit and
the housing unit typologies (E1, E2 and E3) proposed are
free-standing simplex, duplex and duplex-row housing
over an area of 60% of this Planning Unit. This will
potentially contribute to approximately 300 additional
dwelling units at a resulting density of 14.3 dwelling units
per hectare.

u Community Facilities

Provision for the following additional community facilities
should be made:

- 1 Primary Schoaol,

- 1 Secondary School,

- 1 Worship facilities, and

- 1.6ha Public / Private Open Space.

L] Civil Services

In order to facilitate any densification in this Planning
Unit, the following civil services will he required:

- The provision of a water network system,

- The upgrade of the potable water treatment works,

- The upgrade of the waste water treatment works
(sewerage),

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit,

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

- An upgrade of the local collector road system.

o Planning Unit 6

Planning Unit 6 is located to the west of and abutting the
Zwelihle residential high density area and south of the
R43 Provincial Road. A portion of this Planning Unit is
proposed for local economic development, which provides
the opportunity for mixed use development as well.

» Residential Densification

Development proposed for this Planning Unit consists of
site consolidation in two and three storey walk up housing
types (housing typology D6). This proposal can potentially
contribute to approximately 686 additional dwelling units
at a resulting density of more than 35 dwelling units per
hectare.

b Community Facilities

Given the good accessibility to this area and the shortage
of community facilities in the surrounding residential
areas, the following community facilities are proposed to
be accommodated in this Planning Unit:

- 1 Clinic,

- 2 Pre-Primary Schools,

- 1 Primary School,

- 1 Secondary School,

- 3 Worship facilities,

- 1 Taxi rank / bus stop, and

- 0.3ha Public / Private Open Space.

o) Civil Services

In order to facilitate the proposed densification in this
Planning Unit, the following civil services will be required
and / or need to be investigated in terms of their capacity:

- The provision of a water network system,

- The upgrade of the potable water treatment works,

- The provision of a sewerage network system,

- The upgrade of the waste water treatment works
(sewerage),

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

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit,

- The investigation of a local collector road system.

° Planning Unit 7

Planning Unit 7 is located in the hart of Sandbaai along
the collector road, Hoof Street, giving access to
Sandbaai. The proposal for this Planning Unit follows the
existing development trend for this area.

. Residential Densification

A wide variety of development forms are proposed for this
Planning Unit ranging from incremental development, site
development and site consolidation (housing typologies
B2, B3, C2, C3 and Dé) for approximately 30% of the
area of the Planning Unit. Potentially this proposal can
contribute to approximately 279 additional dwelling units
at a density of almost 16.5 dwelling units per hectare.

n Community Facilities

The following additional community facilities are
proposed for this Planning Unit:

- 1 Library
= Civil Services

In order to facilitate the proposed densification in this
Planning Unit, the following civil services will be required
and/or need to be investigated for capacity:

- The provision of a water network system,

- The upgrade of the potable water treatment works,

- The provision of a sewerage network system,

- The upgrade of the waste water treatment works
(sewerage),

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

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit,
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- The investigation of a local collector road system.
° Planning Unit 8

Planning Unit 8 is known as the Habonim Camp Site area
and is located south of the Old Main Road and the eastern
river bank of the Onrus River. This area is presently
subject to a residential township application consisting of
approximately 800 dwelling units.

n Residential Densification

A wide variety of development forms are proposed for this
Planning Unit ranging from incremental development, site
development and site consolidation (housing typologies
B2, B3, C2, C3 and Dé) for approximately 60% of the
Planning Unit area. This proposal is aligned with the
township application submitted for this area.

. Community Facilities

The following community facilities are proposed for this
Planning Unit:

- 1 Clinic,

- 2 Pre-Primary Schools,

- 1 Primary School,

- 1 Secondary School,

- 1 Library,

- 3 Worship facilities and

- 4.8ha Public/Private Open Space.

n Civil Services

In order to facilitate the proposed densification in this
Planning Unit, the following civil services will be
required:

- The provision of a water network system,

- The upgrade of the potable water treatment works,

- The provision of a sewerage network system,

- The upgrade of the waste water treatment works
(sewerage),

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

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit,

- An investigation to determine whether the collector
road system needs to be upgraded as a result of
this proposal,

- The provision of a local collector road system.

° Planning Unit 9

Planning Unit 9 is located south of the Old Main Road
and R43 Provincial Road intersection and is currently
characterised by a relatively small underdeveloped area.

L Residential Densification

Block development is also proposed for this Planning Unit
for the establishment of free-standing simplex type
housing units (housing typology E1). This can potentially
contribute approximately 84 additional dwelling units at
a resulting density of almost 13 dwelling units per
hectare.

n Community Facilities

The following community facilities are proposed for this
Planning Unit:

— 1 Worship facility, and
- 0.6ha Public/Private Open Space.

- Civil Services

In order to facilitate the proposed densification in this
Planning Unit, the following civil services will be
required:

- The provision of a water network system,

- The upgrade of the potable water treatment works,

- An investigation of the existing sewerage network
system to determine if it can accommodate the
increased densities,

- The upgrade of the waste water treatment works
(sewerage),

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

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit,

- The provision of a local collector road system.

° Planning Unit 10

Planning Unit 10 is located abutting the Old Main Road
and and is also currently characterised by a relatively
small underdeveloped area.

n Residential Densification

Block development is also proposed for this Planning Unit
for the establishment of free-standing simplex type
housing units (housing typology E1). This can potentially
contribute approximately 64 additional dwelling units at
a density of almost 12 dwelling units per hectare.

n Community Facilities

The following community facilities are proposed for this
Planning Unit:

- 1 Worship facility, and
- 0.4ha Public/Private Open Space.
» Civil Services

As per Planning Unit 9
o Planning Unit 11

Planning Unit 11 primarily consists of the Old Main Road
retail node at the intersection of Old Main Road and Von
Blommenstein Road.

' Residential Densification

Densification for this Planning Unit is predominantly
proposed by virtue of site development. Free-standing
duplex and duplex-row housing (housing typologies C3
and C4) over an area of 40% is proposed for this
Planning Unit. Potentially 286 additional dwelling units
at a density of 30.3 dwelling units per hectare can
materialise from this proposal.

L Community Facilities

Given the developing function of this activity spine, but
taking into account the limited availability of space, the
provision of the following community facilities are

proposed for this Planning Unit:

- 1 Pre-Primary school,

- 1 Library, and
- 1 Bus stop / taxi rank.

L] Civil Services

In order to facilitate any densification in this Planning
Unit, the following civil services will be required:

- An investigation of the capacity of the water
network system,

- The upgrade of the potable water treatment works,

- The upgrade of the waste water treatment works
(sewerage),

- A local investigation in order to determine if the
existing local electrical network can be extended to
this Planning Unit,

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

- An upgrade of the local collector road system.

° Conclusion

Hermanus West is characterised by a relative well built-
up area with a wide variety of land uses, restrictive areas
like coastal, mountain and heritage zones. Furthermore
the area is known for its older generation residents in the
area resulting in the lack of community facilities for the
younger generation.

However, following the proposals for the Hermanus West
area, sufficient land exist to not only increase the density
of the Hermanus West area substantially with
approximately 3000 dwelling units, but also provide for
the shortage of the required community facilities which
will ensure a well balanced and harmonious suburban
area as part of the greater Hermanus municipal area.
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VERMONI: The undulating terain and milkwood ravines confribute fo the area
character of the place and mitigates ifs sublrbon guakty. At the enfrance to
Vermoni from the R45, the smaliholdings are being converted o a series of
gated villages, each with its own desian the which contribules fittie 1o overal
area character. Densification could be consi d af point of natura! opportu-

nefy.

SANDBAAL The formel planning layoul with o cenhic shail and a series of concentric
routes bsecled b ials from the central area does fitfie o mitigale ogains

pon spravd quality of the place. The terain s fiaf and there o w place making fea-
tures. The gated viloges af the enfrance o § ilage coninbule o o sense of dscon-
nectedness from the broader spatial siructure. . Densification could be con

peinfs of natural opportunity ond ot intersections fo increase

to increase thvesholds for a greater range of retall and sockol fac

ing opporiunifics.

Density & Area Character

&5 and holiday hous-

Munivipeivtert s

ONERSTRAND

LAND USE

[] Resldentiol Erven
[ vVacant Erven

OTHER

[_] Character Zone

[~"] Urban Edge
== Rode

' 'nﬂﬂedlnc:ude.
West Hormauul. Vermonl, Onrust, Sandbaal
Ceniral Hermanus: Iwelihle, Westcliff, Northcliff, East-
cliff.
East Hermanus: Hermanus Heights, Fernkloof, Voélklip.

Environmental and urban quaiities related

to the precincis are:

Vermont:

. Arelatively new sub-urban precinct of unf-
form. character which is relieved |
number of wooded ravines ani J hl

i

A residential coastal resorf wifh a buil# !om'i
response which has responded appropri-
ately fo the beach and estuary in terms of
house street relationships, height, massing
and form.
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REEA |
(HA)  NO.(%)
a7 el
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48
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712

1645

AREA BETWEEN THE SCENIC ROUTE AND
THE MOUNTAIN INTERFACE:

There are a number of gated villages in
this precinet with a veriely of densities,
and architectural and londscaping
treatments. Single storey developments
with low house plof ratios and extersive
Indigenous londsceping, evident of
Kidmere, are regarded os a more op-
propriale built form resporse to the
natural environment than the higher
density developmenls. Any intensifica-
fien of building form along the sensitive
mountain interface should not be con-
sidered

forest and in close proxfm.’ty

tuary is a pn‘mary place-makmg ele-
ment,

Hermanus Coniral.

A high quality buﬂt form response to

.1he ohginal harbour and coastal edge

mber of conservation

worth y buildings, proposgd forinclusion

in an urban conservalion area. The
coastal walkway linking the old and

new harbours, conlribute substantially

to the public space structure.
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e
1554
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«y

8542

s

* Reler to explanatory txt in document

ONRUS: The older sectio

consistent grain and

boundary

Is and the exlensive milkwood trees. This cons

assing, and edge freatment chas

worthy of heritage protection.

with the existence of a number of heritage

tent tiban form, fogether

gies. confiibules fo an area chatacler
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