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1. INTRODUCTION
The urban environment of Dawid Kruiper Municipality has immensely important spatial and economic
implications. It is therefore of paramount importance, that an “Implementation Plan” forms part of
the Spatial Development Framework in order to ensure implementation of the proposals of both the
SDF.
Due to South Africa’s status as a developing country, both the public and private sector generally agree
that the promotion of sustainable development should be a priority in the quest to address the socioeconomic and environmental challenges facing the country. However, when one considers the reality
of inappropriate development types, misuse of natural resources, general inefficiency of service
provision, etc. which is evident throughout the country, serious questions arise regarding the manner
in which development is often undertaken in practice.
The primary objective of urban planning and development should be to shape the human-made
environment in order to enhance the quality of life of the habitant communities. Requirements for
sustainable urban development include the following:
(i)

Integrate urban and rural planning.

(ii)

Contain urban sprawl (urban sprawling implies higher per capita cost of providing
essential services and loss of valuable agricultural or natural land).

(iii)

Restore and maintain a specific character or sense of place (urban areas must reflect the
culture-historical character of the area and its people and unique local land uses).

Property development can serve as a primary economic driver that unlocks funds to support, in a
meaningful and sustainable manner, economic growth, social development, environmental
rehabilitation and urban restructuring. Development can however only be optimised through positive
economic intervention within a framework of an integrated development plan and strategy such as
the Dawid Kruiper SDF.

2. LEGISLATIVE CONTEXT
There are a number of legal instruments and policies that make integrated development
planning an imperative. Specific reference is made to the Constitution of the Republic of
South Africa Act 108 of 1996, the Local Government: Municipal Systems Act 32 of 2000 and
the Spatial Planning and Land Use Management Act 16 of 2013 (SPLUMA). In this regard, the
following key principles are of particular relevance:

a)

Constitution
(i)

The Bill of Rights within the Constitution, which is the cornerstone of
democracy in South Africa, provides the legislative mandate for the promotion
of sustainable development by providing for the right of citizens to ‘have the
environment

protected,

for

the

benefit

of

present

and

future

generations…..that promote conservation and secure ecologically sustainable
development and use of natural resources while promoting justifiable economic
and social development’.
(ii)

In order to enable the state to ‘respect, protect, promote and fulfil this right’
and ensure that the quality of life of each citizen is improved, the Constitution
awarded major developmental responsibilities to district and local
government. This developmental role includes the provision of basic services,
employment creation and the eradication of poverty and inequality. Section
153 of the Constitution states that as part of the development duties a
municipality must ‘structure and manage its administrative, budgeting and
planning processes to give priority to the basic needs of the community, and to
promote the social and economic development of the community….’.

b)

Municipal Systems Act

This Act provides the legal framework to enable municipalities to fulfil their
developmental role. It lists two main principles that must be adhered to during the
process of integrated development planning, namely:
(i)

Municipal planning must be developmentally orientated, implying that
development planning must be geared towards fulfilling the objectives and
duties set out in Sections 152 and 153 of the Constitution. Development
planning must furthermore contribute to the progressive realisation of the
fundamental rights to a safe and healthy environment, protection of property,
housing, health care, food, water and social security, and education.

(ii)

Municipal planning must take place within the framework of co-operative
government, implying that municipal planning cannot take place in isolation –
it must be aligned with the plans and strategies of national, provincial and local
government.

c)

Spatial Planning and Land Use Management Act (SPLUMA).
The SPLUMA is a framework act for all spatial planning and land use management
legislation in South Africa. It seeks to promote consistency and uniformity in
procedures and decision-making in this field. The other objects include addressing
historical spatial imbalances and the integration of the principles of sustainable
development into land use and planning regulatory tools and legislative instruments.
The Spatial Development Framework is premised on the directives of the SPLUMA,
with specific reference to the following:
Development principles
The following principles apply to spatial planning, land development and land use
management:
a)

The principle of spatial justice, whereby—
(i)

past spatial and other development imbalances must be redressed
through improved access to and use of land;

(ii)

spatial development frameworks and policies at all spheres of
government must address the inclusion of persons and areas that were
previously excluded, with an emphasis on informal settlements, former

homeland areas and areas characterised by widespread poverty and
deprivation;
(iii)

spatial planning mechanisms, including land use schemes, must
incorporate provisions that enable redress in access to land by
disadvantaged communities and persons;

(iv)

land use management systems must include all areas of a municipality
and specifically include provisions that are flexible and appropriate for
the management of disadvantaged areas, informal settlements and
former homeland areas;

(v)

land

development

procedures

must

include

provisions

that

accommodate access to secure tenure and the incremental upgrading
of informal areas; and
(vi)

a Municipal Planning Tribunal considering an application before it, may
not be impeded or restricted in the exercise of its discretion solely on the
ground that the value of land or property is affected by the outcome of
the application;

b)

the principle of spatial sustainability, whereby spatial planning and land use
management systems must—
(i)

promote land development that is within the fiscal, institutional and
administrative means of the Republic;

(ii)

ensure that special consideration is given to the protection of prime and
unique agricultural land;

(iii)

uphold consistency of land use measures in accordance with
environmental management instruments;

(iv)

promote and stimulate the effective and equitable functioning of land
markets;

(v)

consider all current and future costs to all parties for the provision of
infrastructure and social services in land developments;

(vi)

promote land development in locations that are sustainable and limit
urban sprawl; and

(vii)
c)

result in communities that are viable;

the principle of efficiency, whereby—

(i)

land development optimises the use of existing resources and
infrastructure;

(ii)

decision-making procedures are designed to minimise negative
financial, social, economic or environmental impacts; and

(iii)

development application procedures are efficient and streamlined and
timeframes are adhered to by all parties;

d)

the principle of spatial resilience, whereby flexibility in spatial plans, policies
and land use management systems are accommodated to ensure sustainable
livelihoods in communities most likely to suffer the impacts of economic and
environmental shocks; and

e)

the principle of good administration, whereby—
(i)

all spheres of government ensure an integrated approach to land use
and land development that is guided by the spatial planning and land
use management systems as embodied in this Act;

(ii)

all government departments must provide their sector inputs and
comply with any other prescribed requirements during the preparation
or amendment of spatial development frameworks;

(iii)

the requirements of any law relating to land development and land use
are met timeously;

(iv)

the preparation and amendment of spatial plans, policies, land use
schemes as well as procedures for development applications, include
transparent processes of public participation that afford all parties the
opportunity to provide inputs on matters affecting them; and

(v)

policies, legislation and procedures must be clearly set in order to inform
and empower members of the public.

3. EXISTING STRATEGIC PLANNING DOCUMENTS.

3.1

National Development Plan (NDP)

The National Development Plan 2030 (NPD) was developed by the National Planning
Commission in the office of the President in 2012. The Plan sets out an integrated strategy for
accelerating growth, eliminating poverty and reducing inequality by 2030. The NDP,
supported by the New Growth Path and other relevant programmes, provides a platform to
look beyond the current constraints to the transformation imperatives over the next 20 to 30
years.

The following segments were especially important during the compilation of the DKLM SDF:

1)

The NDP’s human settlement targets focus on transforming human settlements and
the national space economy and these targets were interpreted for the SDF and
include:

a)

Effective spatial planning to ensure that more people will live closer to their places of
work.

b)

Future planning of transport routes to better the quality of public transport.

c)

Integrated spatial planning to ensure the creation of jobs in closer proximity to
townships.

2)

To achieve these targets the SDF supports the NDP’s measures to prevent further
development of housing in marginal places, increased urban densities to support
public transport, incentivising economic activity in and adjacent to townships; and
engaging the private sector in the gap housing market.

3.2

Guidance from the Northern Cape PSDF.

The compilation of the new Provincial Spatial Development Framework was not completed
during the compilation of the DKLM SDF. The formulation of the MSDF was based on the BioRegional Approach, taking into consideration that DKLM forms an integral part of the global
biosphere of which the cultural, social and economic functions are uniquely interdependent.
The PSDF is based on the principle that, in order to achieve the goal of building a prosperous,
sustainable growing provincial economy and to eradicate poverty and improve social
development, a holistic and all-embracing approach to the management of the Northern Cape
is required. Such an approach was taken directly into consideration with the DKLM SDF and
focus on ensuring the sustainability and management of the existing resources, but also taking
into consideration the general well‐being and prosperity of people living in the Municipal
area.

In the PSDF, in order to give effect to the conceptual spatial vision of the Province, six Spatial
Planning Categories (SPCs) were developed and incorporated as the future of planning and
the visual presentation of the spatial plans. These SPCs were formulated in terms of the
bioregional planning principles and collectively illustrate the desired matrix of land‐uses and
was incorporated into the Dawid Kruiper SDF of 2018.

The SPCs were not designed to be a blueprint for land‐use classification, or a zoning scheme
but were developed as a broad directive of possible future land use trend. The SPCs provide
a framework to guide decision‐making regarding land‐use at all levels of planning, and they
have been articulated in a spirit of creating and fostering an organised process that enables
people to work together to achieve sustainable development in a coherent manner. The
designation of SPCs was adapted by the Dawid Kruiper 2015 LUMS and detail land use
descriptions, restrictions and normal building control measures were already included during
the first SPLUMA process. These SPCs helped clarify and facilitate coherent decision‐making
that lead to better zoning, laws and regulations and was also used as the basis for the
2017/2018 SDF/LUMS process.

3.3

Dawid Kruiper SDF

The Dawid Kruiper SDF puts forward goals and objectives, strategies, programs and projects
for the spatial and administrative planning and management of the key issues that have been

identified by the IDP and applicable lower sphere planning frameworks. As such, the SDF
indicates which type of development should be allowed in the Municipality, where it should
take place, and how such development should be undertaken. The Dawid Kruiper SDF
includes plans and guidelines regarding the following key aspects:

a)

Restructuring urban development in order to ensure sustainable communities.

b)

Utilising and unlocking the latent value of vacant municipal land through an innovative
partnership approach to property development with the objective to support LED in a
lasting and meaningful manner.

c)

Enhance the quality of development throughout the Municipality in accordance with
the site-specific planning and design criteria and guidelines.

Embodied in the SDF are a number of Spatial Structuring Elements, the primary
functions of which are to facilitate the following:

a)

Containment of urban sprawl (urban sprawl implies higher per capita cost of providing
essential services and loss of valuable agricultural or natural land).

b)

Promotion of urban and social integration by creating compact urban areas (compact
urban areas, i.e. mixed use areas where a wide range of urban activities/facilities as
possible are accommodated within walking distance of living areas, contributes to the
accessibility of economic, social and recreational opportunities to the community).

c)

Promotion of acceptable higher densities (higher densities imply more efficient use of
available urban land, natural resources and service infrastructure).

d)

Creation of quality urban environments through urban renewal and landscaping
(priority should be given to the conservation and reuse of buildings, infrastructure and
materials and the beautification of the urban environment through intensive
landscaping).

e)

Reduction of the need for traffic movement and promotion of pedestrian and nonmotorized movement patterns (the price signals of transport, such as construction
costs and cost of petrol given by the transport market, because they ignore
environmental costs, mislead the users into believing that personal mobility is cheaper
than it really is).

f)

Restoration and maintenance of a defined sense of place (urban areas must reflect
the culture-historical character of the area and its people and unique local land uses).

g)

Alleviation of poverty and inequality (future urban development should improve the
state of any given situation within the context of the constitutional imperative of
promoting both human well-being and environmental integrity).

h)

Protection and enhancement of the properties and investment of all inhabitants by
inter alia preventing inappropriate development or land-use in the proximity of such
properties and promoting renewal/upgrading of existing development that detracts
from the overall value and integrity of an area.

i)

Enhancing and simplifying decision-making regarding development applications, e.g.
a rezoning application for a guesthouse within a designated Hospitality Corridor will
only be subject to the guidelines and principles relevant to Hospitality Corridors as
documented in this SDF. Applications that are not consistent with the designated
Spatial Structuring Elements will be subject to standard directives, including the Dawid
Kruiper Scheme Regulations.

The Dawid Kruiper SDF, in exemplary manner, give effect to a developmental state through
innovative strategies. Precinct Plans and strategies are most detailed and site-specific
enabling strategies that give effect to the intent of national, provincial and local policy, goals
and objectives. From a visionary perspective, the Precinct Plans will respond and give practical
effect to the vision set in the Dawid Kruiper SDF, namely to ‘entrench a self-sustaining ecology
with long-term benefit for all inhabitants of Dawid Kruiper’, and the overarching cryptic
provincial vision set in the Northern Cape PSDF namely ‘Enhancing our Future’. These Precinct
Plans and Strategies will be discussed in more detail under Section 5 and 6 of this report.

4. PLANNING CONTEXT AND PARAMETERS. (To be read together with
Dawid Kruiper SDF)
The Land Use Plans for Dawid Kruiper Municipality is a package of plans which must
be read together and consists of the following:

4.1.

Vacant Land Analysis

The SDF builds on the premise that public land within Dawid Kruiper is a primary
resource with huge latent value and that this value should be unlocked in a sustainable
manner to the extent possible. It is therefore paramount to update the existing
Vacant Land Analysis (VLA) of the Municipality. The updated VLA is an inventory of all
vacant public and parastatal land that can be utilised as a primary resource. It is
important to note that the VLA is not an inventory of all properties owned by the
Municipality, Provincial or National Government or parastatals. All public and
parastatal land as listed in existing VLA will therefore be revisited and properties that
has been developed since will be excluded.

4.2.

Environmental Constraints and Development Suitability Plan

4.3.

Spatial Structuring Elements

The key functions of the following Structuring Elements are to facilitate the following:

Urban Edge and containment of Urban Sprawl.
The Urban Edge is the demarcated outer boundary within which normal urban expansion can
be accommodated over a defined period of time and provide a barrier within which urban
development should be contained. It is an important tool to contain urban sprawl and ad-hoc

low density developments, which adds to the life cycle costs of urban areas and places and
which places an unnecessary heavy burden on communities and infrastructure.

Densification and promotion of acceptable higher densities.
Higher densities imply more efficient use of available urban land, resources and service
infrastructure.

Promotion of urban and social integration.
By creating compact urban areas (compact urban areas, i.e. mixed use areas where a wide
range of urban activities/facilities as possible are accommodated within walking distance of
living areas, contributes to the accessibility of economic, social and recreational opportunities
to the community).

Reduction of the need for traffic movement and promotion of pedestrian and non-motorized
movement patterns.

Alleviation of poverty and inequality.
Future urban development should improve the state of any given situation within the context
of the constitutional imperative of promoting both human well-being and environmental
integrity.

Protection and enhancement of properties and investment of all inhabitants by inter alia
preventing inappropriate development or land-use in the proximity of such properties and
promoting renewal/upgrading of existing development that detracts from the overall value
and integrity of an area.

Enhancing and simplifying decision-making regarding development applications, e.g. a
rezoning application for a guesthouse within a designated Hospitality Corridor will only be
subject to the guidelines and principles relevant to Hospitality Corridors as documented in this
SDF.

The figure below summarises the Spatial Structuring Elements to be implemented and
maintained in Dawid Kruiper Municipality:

5. DEVELOPMENT PROPOSALS
As mentioned, the SDF builds on the premise that public land within Dawid Kruiper
Municipality is a primary resource with huge latent value and that this value should be
unlocked in a sustainable manner. Such public land inter alia holds the key to achieving
the vision, goals and objectives set for Dawid Kruiper Municipality, in particular, as it
relates to social integration, eradication of poverty and equality.

Summary of SDF Proposals for the greater Upington area.

The following examples of Precinct Plans, Programs and/or Projects forms part of the
SDF for Dawid Kruiper Municipality and strives to unlock development within the
municipal area:

Project /
Proposal

Spatial Transformation Proposal
Details

A

Economic
Triangle

B

SEZ

The economic triangle indicates the three major
areas (two industrial areas and CBD) which form
the economic heart of Upington.
The Upington Special Economic Zone (SEZ) is a
business entity of the Northern Cape Provincial
government, responsible for a combination of
industrial activities and combining commerce
such as renewable and solar energy, mining,
agricultural, aeronautical and various other
sector.

Internal Department’s
Actions to be taken

B1

SEZ
Alternatives

B2

SEZ Phase 1

B3

SEZ Training
and SMME

B4

SEZ Mixed
Housing
Development

B5

SMME
Industrial
Transition
areas

C

Renewable
Energy Park

The existing General Industrial areas were
identified for the existing and future expansion of
the industrial sector of Upington and normally
include areas designated for general industrial
activities associated with the service industry,
service trade industry, and industry, also
including warehouses and service stations. The
area could also include noxious industrial uses,
but detail public participation processes,
environmental legislation and any other
influencing factors will influence the location
thereof.
This portion of development ready (planned and
surveyed) industrial stands forms part of the
allocated land for the SEZ. Due to the urgent
demand for industrial stands by private
developers, consideration should be given to the
releasing of this land from the SEZ in order to
capacitate Council to stimulate industrial
development thereby providing much needed job
opportunities and economic development.
This area also forms part of Phase 1 of the SEZ
but due to the lagging of the implementation of
Phase 1 of the SEZ, this area has been occupied
by informal housing structures. Due to the
urgent demand for industrial stands by private
developers, consideration should be given to the
releasing of this land from the SEZ in order to
capacitate Council to stimulate industrial
development thereby providing much needed job
opportunities and economic development.
The SEZ proposal includes a mixed housing
development component to meet the need for
various housing categories in close proximity of
the SEZ and other amenities. This area was
therefore included in the allocated SEZ
development proposal
These areas will serve the need for SMME
developers who wish to start a light industrial
business from the same site as on which they
live. Such areas also serve as transition between
formal residential and industrial areas.
The Upington Renewable Energy Park REP is to be
developed on the approximately 14 687 ha of the
Farm 1080 (Olyvenhoutsdrift Settlement), Farm
Klip Kraal No. 451 and a portion of Erf 1,
Upington. The plant will include all equipment
and other miscellaneous infrastructure
associated with the generation, transmission and
distribution of electricity. Such infrastructure
includes, but is not limited to:

D1

IDZ Project

D2

Airport
Precinct

• Workshops and stores;
• Offices;
• Site canteen;
• Medical station;
• Fire station;
• A tourist facilitation centre;
• Ambulance garage;
• Compressor house buildings;
• Water supply infrastructure;
• Guard house and accommodation; and
• Recreational facilities for personnel.
The Upington IDZ (± 400 ha) will be a purposebuilt industrial estate linked to the Upington
Airport. The IDZ will leverage fixed direct
investments in value added and export-oriented
manufacturing industries. The IDZ intends to
promote the competitiveness of the
manufacturing sector and to encourage
beneficiation of locally available resources.
The following benefits are generally associated
with such an incentive scheme:
a) A Customs Controlled Area (CCA) with
dedicated South African Revenue Services (SARS)
officials to provide support for customs and VAT
requirements.
b) World-class industrial support infrastructure.
c) Links to an international port of entry
(Upington Airport was recently declared an
international Port of Entry).
d) Duty suspension on imports for productionrelated raw materials, including machinery and
assets used in production with the aim of
exporting the finished products.
e) VAT exemptions under specific conditions for
supplies procured in South Africa.
The proposed Upington IDZ will be enhanced by
the upgrading and extension of the terminal
building together with the envisaged
development of a Cargo Hub and Aircraft
Maintenance and Storage Facilities, commonly
known as ‘mothballing’.
The ACSA terminal building was upgraded and
extensions in the order of R27 million which
included a two storey terminal building with
offices located on the first floor and the provision
of a removable screen to separate simultaneous
domestic and international arriving passengers,
was developed. The terminal upgrade will also
include essential infrastructure associated with
the cargo hub.

E
F

North Bank
Development
Previous
Gordonia
Resort
Development

G

Mixed Use
Development

H

Central
Medical
Centre / Mall
Site / Business
Hub

Provision is made for a hotel (± 10 000 m2), filling
station and truck stop (± 15 000 m2), offices (9
sites totalling ± 4 ha) and warehouses (44 sites of
± 4 800 m2 each). Approximately 28 ha will be
developed for mothballing.
See detailed description under Chapter 6 of this
report.
This site has a developable area of approximately
28 ha (not taking into consideration the position
of existing infrastructure) and could be
redeveloped as a public resort, including all
amenities associated with such a development.
The success of such an undertaking will be
dependent on good management. It is therefore
proposed that Gordonia Resort must either be
sold to a private developer(s) or be leased to a
private developer(s) on a long term basis (i.e.
more than 50 years).
The urban design of Gordonia Resort must take
into consideration the integration of the Resort
with the Lemoen Street and Orange River
Hospitality Corridor as part of the so-called North
Bank Tourism Node. Due to the fact that a large
portion of the area is located below the 1:50 year
flood line, specific attention must be given in the
mandatory Scoping and EIA requirements.
This project constitutes the development of an
SMME Incubator and consideration will be given
to the duplication of this development type in,
amongst other Dakota road (G1) and
Louisvaleweg (G2). This development will focus
on the promotion of SMMEs and the provision of
suitable infrastructure and services supportive of
community-based service trades and retail.
Other such areas are Railway cross (G3), Dakota
North (G4) and Oranjeweg (G5).
These sites are sufficient developable areas and
provide ideal opportunities to achieve urban and
social integration through the provision of a
variety of commercial functions, affordable
housing and associated amenities. It is proposed
that these sites be utilized for mixed use
development of residential units with a broad
range of property sizes and values, together with
commercial / industrial opportunities located in
the overall urban design.
This site is an ideal opportunity to achieve
economic integration by bringing employment
and economic opportunities closer to
marginalized communities. It also provides space
for the expansion of Upington CBD. It is

I

Anton
Lebowski
Industrial Link

J

Business Parks
and Business
nodes

K

Mayor Road
links and
Bypasses

L

Golf Estate

M1
-7

Activity
Streets

proposed that this site be utilized for an
approximate mix of commercial/business and, to
a lesser extent, residential uses.
The Anton Lebowski Industrial Link links the
Upington CBD and the Upington Industrial area /
SEZ with one another. This proposal is currently
being implemented as there is a high demand for
development of this nature.
Secondary Business nodes are to be found in
almost all of the communities. These nodes are
areas of high business potential due to locational
factors, but which are found outside of the CBD’s
of settlements, sometimes linking with other
Corridors and Activity Streets. The locational
factors generally include high visibility, high
accessibility and strategic locations at road
intersections, as well as other existing public
amenities. Higher impact/higher order business/
mixed use developments may still be considered
in these areas.
These areas are ideal for the consideration of
high impact/ higher order land uses which may
not be ideal in any other location within
residential areas, such as higher density
residential buildings, offices and other businesses
and may even include bottle stores, taverns and
places of entertainment normally part of D.i.1
Business Premises usage.
In order to provide for the effective functioning
of future developments the SDF make provision
for mayor road links and bypasses.
K1
Western Bypass
K2
Dakota Road Link
K3
Northern Bypass
K4
Level Crossing
Approximately 51 ha surrounding the existing
golf course could be developed as a golf estate. It
is proposed that the development be
characterized by a number of residential nodes of
no more than 10 du/ha. The development of
residential units linear to the fairways must be
avoided as far as possible.
It is envisaged that the existing clubhouse will be
upgraded to make provision for an increased
number of members. The golf course and
clubhouse amenities must still be open to the
general public at an affordable fee.
As per the Northern Cape Provincial SDF, activity
streets were identified in the DKLM SDF as a local
road or high activity area that displays the same

linearity and mixed use development, at a lower
level of intensity and market threshold than
business precincts or nodes. Such an activity
street attracts enough passing trade
(predominantly pedestrian in the case of most of
the areas of DKM) to provide viable opportunities
for local business and community facilities to be
developed within residential areas, without
changing the primary usage of residential.
The various areas were identified in accordance
with a specific manner in which the area operates
and thus will in the end house different
characteristics or structures. This is in order for
the community to really make full use of the
possibilities of entering the small business
market, already located in their immediate
vicinity. The characteristics of the area will
determine the detail of what exactly will be
allowed in such an activity street and what not,
e.g. areas surrounding schools may house
educational and institutional activities, areas
linking 2 different nodes may house smaller
businesses that are to be found in the area, etc.
This type of structural element has also been
identified by looking at the existing movement
patterns and land uses during site visits to each
and every community and settlement, linking
with other precincts and nodes as far as possible.
It was found that this pattern predominantly
exhibits itself along main movement routes in
most settlements, with the exceptions being
Noenieput and Andriesvale where the
communities are very small and still in the
process of formalisation.
The following policies are applicable for the
Corridor Activity Street areas:
*
The combination of various land uses
must be promoted within the activity street,
specifically focussing on serving the community
that utilises this area, whether by foot or road.
*
The activity street normally forms in an
area that still retains the predominantly
residential character, such as King Street in
Paballelo.
*
No high intensity uses are to be allowed
within activity streets.
*
Although SPC D.h.3 Accommodation
Facilities, D.i.1 Commercial and D.m.1 Mixed use
are to be developed within the Activity street, the
normal public input will be of the utmost
importance to guide and help with decision-

N1
N2

P

Reitz Park Day
Park and Road
House
and
Rose Park
Water World
Fun Park
Eiland Resort
and Estate

making by the Planning Tribunal. Activity streets
are areas where a mix of residency and business
uses may be considered and encouraged, as well
as small scale enterprises such as tuck shops,
small offices and guest houses.
*
Where possible and available public
spaces are present, such as a square or an
underutilised segment, such as in King Street
Paballelo and Leeukop Street in Rosedale, the
possibility of the development of street cafes
must be considered. The input from all the
surrounding property owners will be important
for the development to be approved by the
Municipality.
*
Activity streets are areas where business
potential exists due to higher levels of
accessibility and traffic movement (pedestrian
and vehicular) linked with exiting nodes, schools,
sportsgrounds, institutional activities and other
community facilities. These streets should be
seen as priority areas for roads upgrading,
beautification, landscaping, street lighting, as
well as placement of infrastructure such as bins,
seating and similar amenities.
A small commercial component could be located
next to the N10, which could be integrated with a
similar component on the eastern side of the N10
as part of the redevelopment of Reitz Park. This
commercial component must be open to the
general public. Reitz Park must be redeveloped
as a public amenity as part of the larger
development of the river area.
This site has a developable area of approximately
140 ha (not taking into consideration the position
of existing infrastructure). It is proposed that Die
Eiland Resort also be developed by a private
developer(s). The site must therefore also be sold
or be leased, on a long-term basis (more than 50
years) to the developer(s). The site could be
utilized as a semi-private or private resort, while
a portion of the site could be set aside for the
development of professional office space, hotel
and conference facilities.
An 18-hole golf course, club house and other
associated amenities could be designed in the dry
riverbeds surrounding Die Eiland and Reitz Park.
Depending on the feasibility of the project, the
golf course could either be developed as part of
the Die Eiland Resort or as a separate
component.

Q15

Economic
Residential
Development

R

Vacant State
Land
Acquisition
Sport
precincts

S13

T

Tourism
Corridors and
Facilities

Due to the fact that the area is located below the
1:50 year flood line specific attention must be
given in the mandatory Scoping and EIA
requirements and proposals must be made in
respect of flood-proofing of buildings.
Provision has been made for approximately 700
economic, single residential stands through
planning and surveying of these stands. Due to
the fact that these stands have not yet being
serviced, a huge burden is placed on subeconomic erven as homeowners now make use
of sub-economic erven for the construction of
economic single residential houses. These
economic erven should be serviced and made
available for development as a matter of urgency.
Vacant state land currently hampering industrial
and residential development which should be
obtained.
Due to the shortage of new- and deterioration of
existing sport facilities, the need has arisen for
the identification of areas for the development of
sport facilities.
T1
The Tourism/Hospitality corridors play a
similar role to the concept of a hospitality
corridor, as defined in the Northern Cape
Provincial SDF, namely: Areas where low to
medium density community-based hospitality
initiatives and projects are promoted and
implemented. However, in the case of DKM, the
tourism/hospitality corridors were identified
throughout the whole of the municipal area,
notwithstanding the Urban Edge. The decisionmaking measures will be applicable and will
include areas for extended tourism activities,
including guesthouses, hotels, restaurants, art
galleries, wine tasting centres, etc.
T2
The Guesthouse Corridor(s) are
earmarked as potential focal points for preferred
guesthouse development, such as Lemoendraai
area, Borcherd Street, etc. where the areas may
accommodate the full rezoning to D.h.3
Accommodation Facilities for the mentioned land
use. These areas also may deviate from the
standard procedures for rezoning to D.h.3
regarding detached units that are normally not
allowed for erven smaller than 1000m².

TT Township Tourism Tourism needs to expand into new areas and to
promote the direct participation of historically
disadvantaged groups. Township tourism is a
niche which offers guided tours of predominantly
international tourists to townships.
The tourism industry creates jobs at all skill levels
and is able to absorb a high number of unskilled
workers. Apart from changing perceptions and
helping to change the stereotype of township life
and people, township tourism has a major role to
play in the local economy.
U

Hakskeenspan
Resort and
Tourism
Development

V

Other
Proposals
Infrastructure
Programs

W

An events and tourism-related development, to
be developed on Hakskeenpan, was proposed by
the Northern Cape Department of Economic
Development and Tourism (DEDAT), since the
much anticipated Bloodhound SSC Project will
take place thereon. Bloodhound SSC Project,
which is a world land-speed record breaking
attempt, holds the necessary economic and social
attributes to provide the needed impetus to
facilitate and promote the Northern Cape
Province as both a national and international
extreme sports and adventure destination. This
event will attract a huge public interest on a
global scale.
The Bloodhound SSC project will introduce and
initiate tourism-related development. The intent
of the Northern Cape Department of Economic
Development and Tourism is to continue to
utilise this tourism development in the aftermath
of the Bloodhound SSC Project on a permanent
basis, as part of the Bloodhound SSC legacy
initiative, therefore stimulating further growth in
the tourism sector of the local municipality and
the Northern Cape province, by hosting a wide
spectrum of tourism-related functions and
events. These tourism-related events and
functions will include, but not limited to, festivals,
vehicle testing, the speedweek, concerts and
associated land uses.
V1
Taxi Market and SMME Development
V2
Western Transport Hub
W1
New 132KV Substation
During the SDF process the need for an additional
substation, south of the Orange River was
identified and provided for in the planning
process.

6. Implementation Strategies for Development Proposals – Precinct
Planning.
Precinct Plans are most detailed and site-specific enabling strategies that gives effect to the
intent of national, provincial and local policy, goals and objectives.

Figure 8 illustrates the Precinct Plan as part of the planning system and its context in the
national spatial planning system.

6.1

Key Aspects of Precinct Planning

Future development is to be considered in terms of specific, agreed upon values, norms and
principles and a justifiable theoretical framework. The Precinct Plan creates the institutional
framework for mobilising people to take action within the area (i.e. the Northern River Bank
Precinct) they regard as home and, through debate and education, create a greater
understanding of the nature, depth and relevance of these challenges on the local scale, and
the policies, strategies and actions required to address them.

The challenge is to create places which would serve as key long-term economic drivers for
Dawid Kruiper as a whole, while also enhancing the interests of entrepreneurs and private
property owners in the precincts. Therefore, the aim and rationale behind the planning,
design and construction approach proposed for the Precincts is to create places with specific
character and ambiance, which the affected people will intuitively recognise as qualitative
and unique and which will instil a sense of pride, belonging and identity.

Precinct plans are broadly defined as planning tools that sets out a vision for the future
development trajectory of defined areas. It establishes a planning and management
framework to guide development and land-use change and aims to achieve environmental,
social and economic objectives.

Precincts are not necessarily formal administrative areas in terms of current planning
legislation or policies. Precinct commonly refers in planning to a geographically smaller area
with specific characteristics that requires detailed planning within the broader administrative
boundaries of a municipality and the exact size of a precinct will thus vary. A precinct must be
identified and delineated using cadastral maps and boundaries showing those land parcels
that fall within and outside the precinct.

The Precinct Plans will help give effect to the key requirement put forward in the Dawid
Kruiper SDF namely to give effect to the concept of integrated development planning, which
is understood as a participatory planning process aimed at integrating sectoral strategies, in
order to support the optimal allocation of scarce resources between sectors and geographic
areas and across the population in a manner that promotes sustainable growth, equity and
the empowerment of the poor and marginalised.

6.2

Content of a Precinct Plan

A precinct plan is to give effect to the development principles contained in the Spatial
Planning and Land Use Management Act 16 of 2013 (SPLUMA) and include the following:(i)

Strategies, policies and plans which:


Indicate desired patterns of land-use within the precinct.



Address the spatial reconstruction of the location and nature of development
within the identified precinct.



Provide strategic guidance in respect of the nature of development within the
precinct.

(ii)

Guidelines for a land-use management system in the precinct.

(iii)

Programmes, projects and restructuring elements for the development of land within
the precinct.

(iv)

A visual representation of the desired spatial form of the precinct which:


Indicate where public and private land development and infrastructure
investment should take place.



Indicate desired or undesired utilisation of space in the particular area.



Delineate the land-use parcels.



Identify areas where strategic intervention is required.



Provide urban design interventions and guidelines to enhance the aesthetic
appeal.

6.3

In order to give an indication of the content and principles contained in these
Precinct Plans, Programs and Projects, the Northern River Bank Precinct Plan will be
discussed in more detail:

NORTHERN RIVERBANK PRECINCT PLAN
CHAPTER 1

1.1

INTRODUCTION

BACKGROUND

This Precinct Plan was prepared for the area referred to as the Dawid Kruiper Local
Municipality - Northern River Bank (further referred to as the Precinct) in the Dawid Kruiper
Municipality. The project was jointly commissioned by the Department of Rural Development
and Land Reform (DRDLR) and the Dawid Kruiper Municipality with the overarching objective
to promote sustainable land-use in the Precinct and to create a model for partnership-based
rural development based on the efficient use of public resources.

The proposals put forward in this report have been articulated in context of the Dawid Kruiper
SDF. The proposals follow on iterations with the relevant stakeholders (i.e. the inhabitants
and private landowners of the Precinct).

1.2

TERMS OF REFERENCE

The Northern River Bank Precinct Plan addresses those aspects that are of relevance to the
precinct with due recognition of the terms of reference cited below.

The Precinct Plan is to provide or address the following:
1.2.1 Spatial and strategic land-use guidelines for the defined Northern River Bank Precinct
that comply with and give effect to the stipulations of the Dawid Kruiper SDF, in
particular, as it relates to the use of the available public land and the associated
infrastructural capital.
1.2.2 Development and management proposals for the precinct that address the goals and
objectives of the Dawid Kruiper Municipality and, in particular, the inhabitants of the
precinct. Such proposals should address the following:

a)

Use of public land and resources, (i.e. land, water, infrastructure) to improve
the integrity and use of the subject site(s) and generate meaningful benefit
from such use. The relevant public land and resources to be addressed include
the following:

b)

(i)

North Bank site.

(ii)

Die Eiland.

(iii)

Reitz Park.

(iv)

Gordonia Resort.

(v)

The old bridge.

Merging or integrating the proposed developments or interventions with the
existing infrastructure and land-uses in the subject site(s) in a manner that
would enhance the feasibility of the existing enterprises.

c)

Innovative land-use proposals for the zones below the 1:50 year floodline,
including planning and design interventions that would contribute to the
mitigation of risks associated with periodic flooding.

d)

Facilitating productive use of and equitable access to the riverbanks and
riparian zones.

e)

Promoting and facilitating the development of a diversity of residential,
commercial, and tourism enterprises that individually and collectively utilise
the comparative and economic advantages of the precinct.

f)

Protection of conservation-worthy components such as sensitive vegetation
and trees, the banks and other riparian elements of the Orange River.

1.2.3 Guidance pertaining to the development of bulk infrastructure and investment
opportunities for activities. The precinct plan should identify opportunities to
coordinate and integrate rural and urban planning, especially planning for local and
regional infrastructure. This information can be used to assist in prioritising
infrastructure options such as transport networks and water supply systems. The
Precinct Plan should improve the exchange of benefits of regional and local
infrastructure between urban areas and rural precincts.
1.2.4 Enabling industries to diversify, adjust, innovate and value-add. The Precinct Plan
should include strategies and actions that support the diversification of compatible

activities, encourage innovative land-use planning and management, assist in
implementing adjustment strategies, or add value to activities within the precinct.
1.1.5 Identifying alternative economic uses of land. The Precinct Plan should aid in
identifying alternative economic uses of land by establishing a vision and identifying
economic, social and environmental opportunities and constraints to improve the
profitability and sustainability of natural resource use in the rural precinct.
1.2.6 Protecting and promoting productive activities within the precinct. The Precinct Plan
should aid in identifying strategies and actions that protect and promote productive
activities, including the range of landscape values supported by the particular precinct.
In addition, the Precinct Plan should help identify opportunities and constraints to
promote the ecologically sustainable development of the natural resources within the
precinct.
1.2.8 Guiding scheme amendments. The Precinct Plan should identify how the proposed
planning scheme amendments achieve the planning intent for the precinct by
describing how the proposed assessment tables, planning and subdivision controls,
and any land-use restrictions satisfy the matters listed above.
1.2.9 Future ownership arrangements: The Precinct Plan should provide guidance
pertaining to the type of ownership arrangements that would ensure the most
efficient use of the precinct and its resources.

CHAPTER 2

2.1

THE NORTHERN RIVER BANK PRECINCT

LOCATION AND COMPOSITION

The Northern River Bank Precinct is located in the Dawid Kruiper Municipality. The latter is a
Local (Category B) Municipality (NC083) and forms part of the Siyanda District Municipality
(DC8) (refer to Figure 1). The Precinct is an integral portion of the Upington Central Business
District (CBD) (refer to Figure 2).

Figure 1: Dawid Kruiper Municipality in provincial context.

Figure 2: Northern River Bank Precinct as demarcated in the Dawid Kruiper SDF.

Following on discussions with the key stakeholders, and considering the boundaries in
accordance with the principles of bioregional planning, the Precinct was extended to
incorporate a neighbourhood area that complies with the following demarcation criteria:
a)

Cohesiveness of communities.

b)

Common character.

c)

Functional areas.

d)

Property boundaries.

Accordingly, the revised Northern River Bank Precinct constitutes incorporates the following
(refer to Figure 3):
(i)

North Bank site.

(ii)

Die Eiland.

(iii)

Reitz Park.

(iv)

Gordonia Resort.

Figure 3: Revised Precinct boundaries and components.

2.2

COMPARATIVE AND COMPETITIVE ADVANTAGES OF THE PRECINCT

The precinct holds a number of significant comparative and competitive advantages over the
remainder of the Dawid Kruiper Municipality. These are vested in the following:
a)

Being located in close proximity to the Upington CBD, the Precinct provides significant
opportunities to contribute to the development of a sustainable community, with little
need for motorised transport (i.e. enhancing spatial sustainability and spatial
efficiency as contemplated by the NDP).

b)

Significant tracts of public land and infrastructural capital that have huge development
potential with specific reference to the North Bank site, Die Eiland, Reitz Park,
Gordonia Resort and the old bridge (refer to Figure 4).

c)

The available land and resources provide a unique opportunity to undertake
residential and commercial property that would promote community integration (i.e.
enhancing spatial justice as contemplated by the NDP).

d)

Location on the banks of the Orange River with it significant tourism potential.

e)

Bulk services and infrastructure, access roads, and communication installations.

f)

In terms of the revised Dawid Kruiper SDF the Precinct incorporates, or is abutted by,
a privately-owned property that has the potential to be integrated with the proposed
developments in the Precinct. The Precinct Plan, in particular addresses the future use
of the public land in the Precinct as illustrated by Figure 4.

g)

Being an important portal area located on important main routes (refer to Figure 5),
there are opportunities for the re-development of large-scale tourist amenities, and
tourism-related enterprises.

h)

Being located within the so-called solar energy corridor as indicated by the Northern
Cape PSDF (refer to Figure 6), there is a growing demand for residential, office and
tourist amenities.

Figure 4: Public land within the revised Northern River Bank Precinct.

Figure 5: Dawid Kruiper as a national and regional hub (Dawid Kruiper SDF).

Figure 6: Dawid Kruiper in context of the provincial development corridors (Northern Cape
PSDF).

2.3

APPROVED LAND-USE DIRECTIVES FOR THE PRECINCT

The Dawid Kruiper SDF provides broad-based land-use guidelines for the Precinct in the form
of an SPC (Spatial Planning Category) plan (refer to Figure 7). The SDF has also identified the
Precinct as an area that should be developed in a manner that would in the long-term
promote the integrity and status of Dawid Kruiper Municipality in terms of the principles of
sustainable development.

Figure 7: Land-use plan for Upington and the Precinct (Source: Dawid Kruiper SDF).

CHAPTER 3

3.1

SPATIAL PLANS, GUIDELINES AND STRATEGIES

FOCAL ASPECTS OF THE PRECINCT PLAN

The terms of reference, generic objectives of a precinct plan, and the vision and goals for the
precinct have been collated into four focal aspects indicated by Figure 8.

FOCAL POINTS OF THE PRECINCT PLAN
CHAPTER 5.2
SPATIAL DIRECTIVES FOR THE PRECINCT & ITS ENVIRONS
CHAPTER 5.3
SPATIAL DIRECTIVES FOR THE PRECINCT AS A WHOLE
CHAPTER 5.4
SPATIAL DIRECTIVES FOR THE NORTH BANK SITE
CHAPTER 5.5
SPATIAL DIRECTIVES FOR DIE EILAND & REITZ PARK
CHAPTER 5.6
SPATIAL DIRECTIVES FOR THE GORDONIA RESORT
CHAPTER 5.7
SPATIAL DIRECTIVES FOR OTHER PUBLIC RESOURCES
CHAPTER 5.8
PROVISION OF THE REQUIRED INFRASTRUCTURE AND SERVICES

STRATEGIES & PROGRAMS FOR IMPLEMENTATION

Figure 8: Focal aspects of the Precinct Plan.

3.1.1 DEVELOPMENT CONSTRAINTS

As described earlier, the Precinct has strong comparative and competitive advantages that
individually and collectively contribute to its value as a potential socio-economic
development hub that holds benefits for the entire Dawid Kruiper. In the past, the unlocking
of these advantages has been stymied by the key constraint of periodic flooding. Most of the
high-potential development land in the Precinct falls within the 1:100 year floodline (refer to
the figure below).

Figure 9: Development constraints posed by the 1:100 year and the 1:50 year floodlines.

However, there are a number of developments within the flood area that have existed for
decades, indicating that potential flood damage can be mitigated. Also, stream flow
management has improved to the extent that the potential for disastrous flooding has been

decreased to the extent that development within, in particular, the 1:100 year floodline
should not be considered totally undesirable anymore. Design and building techniques and
strategies for the mitigation of flood damage have developed to the extent that potential of
flood damage can be addressed adequately.

3.1.2 MITIGATION GUIDELINES

With regard to development below the relevant floodlines and mitigation of possible flood
damage, the Dawid Kruiper SDF states the following:

In the case of existing buildings (e.g. Gordonia Resort, Die Eiland Resort and Reitz Park), or
where the floodline has been altered by natural or unnatural circumstances, the development
or redevelopment of such areas may be allowed on condition that a comprehensive flood main
management program is drafted, which includes flood control works and/or flood-proofing of
buildings.

No. 10.1(e):
It is imperative that a comprehensive study and assessment regarding the flood-proofing of
buildings be undertaken as part of the mandatory Scoping and Environmental Impact
Assessment (EIA) process. The following factors related to flood characteristics must be
investigated:
(i)

Height of maximum flood level: The lower the depth of flooding the easier it is to floodproof.

(ii)

Velocity of water flow during flood peaks: The lower the flow velocity the easier it is
to design a building that would resist flood waters, e.g. the water flow velocity at
experienced at Gordonia Resort will be lower than that experienced at Die Eiland
Resort and Reitz Park.

(iii)

Duration and frequency of floods: The longer the area is flooded, the more difficult
and expensive is the flood-proofing.

(iv)

Other factors such as floating debris.

No. 10.1(f):
The following flood proofing methods could be considered in the feasibility study regarding
flood-proofing of buildings as part of the Scoping and EIA process:
(i)

Buildings on fill: The construction of buildings on fill raised above the design flood level
would be required for new subdivisions. It does not require design modifications, and
if the design flood water level is exceeded, the depth of water over the fill will be
shallow and of short duration. For example, this method could be implemented for the
development of Gordonia Resort.

(ii)

Buildings on piers, piles or columns: Elevating structures above design flood level on
an appropriate support structure (to be designed by a consulting engineer) provides
reliable protection against flood damage. This method uses land efficiently, does not
raise the flood level, and has minimal adverse effects on flood flows. This strategy does
however require careful design to prevent damage of supports from floating debris and
to allow sufficient space for it to pass underneath. It cannot be used for large existing
buildings and may be difficult to apply event to small, light structures.

(iii)

Seal of lower levels of buildings: Flood-proofing of the lower levels of buildings by
sealing them against water penetration requires that they be made strong enough to
withstand cracking from the lateral and uplift pressure of the water. Accordingly,
careful design of drainage systems, floor slabs, basement walls, lower windows and all
entrances is essential.

3.2

SPATIAL AND STRATEGIC LAND-USE DIRECTIVES FOR THE PRECINCT AND ENVIRONS

In terms of the bioregional planning approach advocated by the Dawid Kruiper SDF, the
planning of the Precinct was undertaken in an integrated and holistic manner, which
addresses key aspects in the adjoining precincts that could help to unlock the latent resources
vested in such precincts and enhance the use of the comparative and competitive advantages
of the Northern River Bank Precinct. The key objectives with regard to this key aspect are to:
a)

Provide guidance pertaining to the development of the Precinct as a qualitative hub
of Upington.

b)

Provide clarity to guide decision-makers in respect of development applications within
the Precinct.

c)

Describe and illustrate the desired future spatial pattern that provides for integrated,
efficient and sustainable development in the Precinct.

d)

Ensure high-quality development throughout the Precinct in accordance with the
principles of ‘critical regionalism’ as advocated by the Dawid Kruiper SDF and the
Northern Cape PSDF.

e)

Enhance the functionality and sustainability of the CBD by means of the efficient use
of public land, consolidation of municipal services, and promotion of existing and
future public enterprises that build upon the comparative and competitive advantages
of the Precinct.

3.2.1 SPATIAL PROPOSALS FOR THE PRECINCT AND ENVIRONS

The objectives cited above are addressed by means of a spatial plan for the Precinct and its
environs which provides for the following (refer to Figure 10). The proposals are summarised
as follows:

a)

Unlocking land for CBD extension. The plan provides for the relocation of the Mxolisi
Dicky Jacobs sport stadium to the Gordonia Resort site so as to free up land for CBD
extension.

b)

Community supporting enterprises. The plan provides for the development of
community-based centrums that would provide opportunities for self-employment by
means of SMMEs, a Thusong centre, and education and training.

Figure 10: Spatial plan for the Precinct in context of its surrounding environment and
indicating the suggested relocation of the Mxolisi Dicky Jacobs Stadium.

3.3

SPATIAL AND STRATEGIC DEVELOPMENT DIRECTIVES FOR THE PRECINCT AS A

WHOLE

The Precinct Plan is to facilitate the development of a sustainable mix-use node that would
serve as an innovative mechanism towards the achievement of the common goals and
objectives of the key stakeholders, namely the municipality and the local private-sector
stakeholders. The key objectives with regard to this key aspect are to:
a)

Facilitating the sustainable use of available municipal land and infrastructural capital
for the benefit of the entire Dawid Kruiper.

b)

Facilitating the use of available public and private resources to create a hub of
sustainable living.

c)

Introducing community-based activities, which are not currently operational in the
Precinct. This means an extension of the production capacity in terms of new products
and services.

d)

Presenting opportunities for small, medium and micro-enterprises (SMMEs).

e)

Promotion of urban and social integration by creating a compact urban and mixed-use
area where a range of urban activities/facilities are provided.

f)

Reduction of the need for traffic movement and promotion of pedestrian and nonmotorized movement patterns.

3.3.1 PROPOSALS

The node should enable the sustainable use of the site by giving effect to the spatial
structuring elements advocated by the Dawid Kruiper SDF, namely:
a)

Integrated urban planning and design of the various components of the Precinct,
namely (refer to Figure 11):

b)

(i)

The North Bank site.

(ii)

Die Eiland and Reitz Park.

(iii)

Gordonia Resort site.

Supporting on-going urban renewal by means of:
(i)

Activity corridors that abut primary transport routes and provide opportunities
for mixed-use development.

(ii)

Activity Streets that provide viable opportunities for local business and
community facilities.

(iii)

Nodes that occur at intersections of activity corridors and streets and which
are designated for concentrations of a particular use.

(iv)

A Municipal Open Space System (MOSS) which consists of a contiguous
network of corridors and public open spaces.

c)

Residential development. Suitable portions are to be used for appropriate residential
development that would cater for the growing housing demand in Upington.

d)

Office and Conference amenities. Suitable portions are to be used for the
development of appropriate office amenities to for the growing demand due to inter
alia the renewable energy industry.

e)

Tourist amenities. Private-sector tourist facilities are to be developed that utilise the
Orange River as a key attraction, provide equitable access to the latter, facilitate
tourist-related enterprises on the river, and enhance Upington’s overall tourism
offering.

f)

Commercial amenities: Provision is made for convenience shops to enhance the
interests of the resident and future economic sectors in the Precinct. These amenities
will also support the tourism sector.

g)

Integrated sports and Conference amenities: An integrated and multi-purpose sports
complex and Conference facilities are provided for at the Gordonia Resort site.

Figure 11: Site development plan for the Precinct as a whole.

3.3.2 PLANNING AND DESIGN GUIDELINES

In compliance with the Northern Cape PSDF and the Dawid Kruiper SDF the planning and
design approach adopted for the Northern River Bank Precinct is based upon the concept of
‘critical regionalism’.

‘Critical regionalism’ promotes a return to the development of high-quality settlements that
comply with the definition of ‘A unique sustainable man-made environment which is in
harmony with the natural environment that ‘contains’ it and which demonstrates the five
guiding principles of ‘critical regionalism’. Such quality is often dependent upon a specific
‘sense of togetherness’ and character that requires a specific scale and density. ‘Critical
regionalism’ constitutes a sensory understanding and appreciation of the environment and
its component ‘things’. The approach is based on five basic principles that should guide the
planning, design and management of development, namely:

a)

Sense of place

‘Sense of place’ is described as the ‘degree to which a place can be clearly perceived and
mentally differentiated and structured in time and space by its residents, and the degree to
which that mental structure connects with their values and concepts’ (Lynch, 1998).

In evaluating a sense of place, one needs to recognise that there are various ‘components of
sense’ that, together, provide a particular environmental quality for the observer. ‘Sense of
place’ is based upon the sensed quality of the unique ‘components of sense’ of a particular
place, including its identity, character, structure, local climate, topography, vegetation,
building materials, building practices, and local authenticity.

b)

Sense of history

Historical precedents are a good point of departure when planning, designing and
rehabilitating new places and existing areas. It is imperative that the local history, traditions
and values be thoroughly studied as part of any planning process and that the planning and
design of both the cultural and the natural environment should reflect these dimensions. The
history of an area should form the basis of development and land-use in any area.
Developments should reflect an appreciation for the history, culture and traditions of the local
people and build on the historic precedents presented by existing high quality settlements.

It is suggested that the elements of the traditional building form be adopted in the planning
and design of new developments. As such, the design of buildings is to draw from traditional
building dimensions and footprint which would, amongst other, provide for the creation of
secluded courtyards and similar sheltered areas that create a specific sense of enclosure and
protection against the generally harsh local climate. The traditional ‘letter’ architectural form
of the ‘I’, ‘T’ or ‘H’ shape floor plan illustrated by the figure below could be applied to all new
residential buildings. The key advantage of this approach is that it is conducive to the
implementation of sustainable construction technologies as it relates to climate amelioration,
water and energy saving, carbon sequestration, etc. As stated, the Precinct Plan strives to
promote sustainability in an exemplary manner. The drawings below illustrate the typical
application of the traditional ‘letter’ architectural form as suggested for development in the
Precinct.

Figure 12: The traditional ‘letter’ architectural form.

c)

Sense of craft

Critical regionalism builds upon a return to craftsmanship and avoids construction types,
which have become less sustainable and less appropriate over most of the past century.

The characteristics and the craftsmanship of the local people evolved in response to the
challenges of nature and the needs of the historic people of the area. In order to create places
where humans can live with dignity and pride, it will be necessary to revive and retain the
traditional craftsmanship and to ensure that an appropriate ‘sense of craft’ is reflected in all
development. There is evidence in Upington of unique stone masonry, thatching and
woodwork, etc. which reflect a sense of craft. This should be encouraged throughout new
development in the Northern River Bank Precinct.

d)

Sense of nature

Nature is a good model for design because it holds the key to vitality and sustainability. It is
recognised that architects, landscape planners, and urban planners can learn from the
sophistication of ecological systems and that these can fulfil a meaningful role to protect
ecosystems, natural processes, and the symbiosis between organisms and their environment.
This can be achieved through appropriate study and developing an appreciation for the
unique environmental value of a place before any planning, design and development is
undertaken. Any development is to reflect an appreciation for the unique natural attributes
of the environment and respond to the dominant local forces of nature.

This implies that in any development there should be presumption in favor of conservation
and that a premium will be placed on the conservation of natural resources, wildlife and
landscape. Materials for new development should, for example, be obtained from sustainable
sources, and in the design of buildings the use of energy consumption should be minimized.
In addition, the following principles should be incorporated into the planning and
management of any development:
(i)

Minimise use of the four generic resources, namely energy, water, land and materials.
There is serious wastage of, in particular, water and energy. There is a huge

opportunity for the Precinct to become a model for the generation and wise use of
solar power.
(ii)

Maximise resource re-use and/or recycling.

(iii)

Use renewable resources in preference to non-renewable resources.

(iv)

Minimise air, land and water pollution.

(v)

Create a healthy, non-toxic environment.

(vi)

Maintain and restore the earth's vitality and ecological diversity.

(vii)

Minimise damage to sensitive landscapes, including scenic, cultural, historical, and
architectural aspects.

e)

Sense of limits

There is a need for physical and temporal boundaries to frame and limit human places and
activities. There is also a need for human scale in the built environment. Kelbaugh (1997)
states that ‘the sense of limits also pertains to a need for psychological boundaries – ones that
make life more understandable and negotiable’.

3.4

SPATIAL AND STRATEGIC DEVELOPMENT DIRECTIVES FOR THE NORTH BANK SITE

The North Bank Site comprises significant portions of public and private land that are to be
utilised to create residential, commercial and tourism-related amenities that would
collectively contribute to the achievement of the vision, goals and objectives of the Precinct
and Dawid Kruiper as a whole.

The node should enable the sustainable use of the site by giving effect to the spatial
structuring elements advocated by the Dawid Kruiper SDF, namely:
a)

Activity corridors that abut primary transport routes and provide opportunities for
mixed-use development.

b)

Activity streets that provide viable opportunities for local business and community
facilities.

c)

Nodes that occur at intersections of activity corridors and streets and which are
designated for concentrations of a particular use.

3.4.1 PROPOSALS

The detailed plans and guidelines for the North Bank Site are illustrated by Figure 13. The
proposals constitute the following:
a)

The available public land is to be sold through public tender and developed.

b)

The proposed development should comprise the following:
(i)

A complex comprising high-density residential units, commercial amenities,
office space, and tourist amenities in the form of restaurants, conference
facilities and recreational amenities.

(ii)

A waterfront development of non-permanent structures and amenities below
the 1:100 year floodline.

Figure 13: Concept site development plan for the North Bank Site.

3.5

SPATIAL AND STRATEGIC DEVELOPMENT DIRECTIVES FOR DIE EILAND AND REITZ

PARK

Die Eiland and Reitz Park are renowned tourism landmarks that comprise a spectrum of
tourist accommodation and amenities. The use of such resorts has however over the past
years changed to the extent that the very feasibility of such resorts has become questionable.
The contention is that the Die Eiland, in its current form, does not comply with the objectives
of the Precinct, namely to:
a)

Facilitate the sustainable use of available municipal land and and infrastructural
capital for the benefit of the entire Dawid Kruiper.

b)

Facilitate the use of available public and private resources to create a hub of
sustainable living

c)

Introduce community-based activities, which are not currently operational in the
Precinct.

d)

Promote urban and social integration by creating a compact urban and mixed-use
area where a range of urban activities/facilities are provided.

e)

Reduction of the need for traffic movement and promotion of pedestrian and nonmotorized movement patterns.

3.5.1 PROPOSALS

It is proposed that:
a)

The portion of Die Eiland that is suitable for development is to be sold by means of a
public tender process and developed.

b)

The proposed development is to comprise the following:
(i)

An innovative mixed-opportunities residential area that especially designed
to withstand periodic flooding.

(ii)
c)

A pool of residential units that could serve as tourist accommodation.

Reitz Park be extended to accommodate the activities currently catered for by Die
Eiland.

The detailed plans and guidelines for Die Eiland and are illustrated by Figure 14.

Figure 15 illustrates the type of homesteads proposed for Die Eiland. It is proposed that the
potential threat and constraint posed by flooding be mitigated by means of the measures
summarised earlier in this report, with specific reference to building on piers, piles or columns
and sealing any lower levels. Figure 16 illustrates the potential flooding level and associated
effect of a flood of the magnitude of the 1988 occurrence. It can be concluded that the effects
of such a flood on Die Eiland can be mitigated to the extent that the site can be safely used
for residential purposes.

Figure 14: Concept site development plan for Die Eiland.

Figure 15: Type of homesteads proposed for Die Eiland.

Figure 16: Potential flooding level and associated effect of a 1988 type of flood together with
mitigation measures.

3.6

SPATIAL AND STRATEGIC DEVELOPMENT DIRECTIVES FOR THE GORDONIA RESORT

SITE

The Gordonia Resort has been largely under-utilised for a considerable period of time. It is
doubtful whether it will ever be adequately used as a tourist resort. Its current use does not
comply with the principle of efficient use of resources as advocated in the Dawid Kruiper SDF.
The objectives with regard to the Gordonia Resort Site are to:
a)

Provide for the current and long-term sports and recreational needs of the growing
Dawid Kruiper community.

b)

Unlock the potential of the relevant land to contribute towards communitydevelopment by means of sport.

c)

Promote Upington as a regional sports hub that can cater for multi-disciplinary sports
events.

d)

To develop a state of the art Conference Facility.

3.6.1 PROPOSALS

It is proposed that:
a)

The site together with the existing buildings be developed into a multi-purpose sports
complex complete with training amenities and a basic sports academy as well as
Conference Facilities.

b)

The existing Mxolisi Dicky Jacobs sports complex be relocated to the Gordonia Resort
site so as to free up land for CBD extension and unlock the economic potential of the
site.

The plans and guidelines for the Gordonia Resort site are illustrated by Figure 17.

Figure 17: Site development plan for the Gordonia Resort Site.

3.7

SPATIAL AND STRATEGIC DEVELOPMENT DIRECTIVES FOR THE OLD BRIDGE

The unused bridge that links the various components of the Precinct represents a unique
attribute with immense economic potential. Various proposals pertaining to more efficient
utilisation of the bridge have been made in the past – however, none of these have been
apparently been explored in a meaningful manner.

In compliance with the principle of efficient use of resources as advocated in the Dawid
Kruiper SDF. The objectives with regard to the old bridge are to:
a)

Unlock the latent value of the bridge as a key tourism-based economic driver.

b)

Develop the bridge as an integrating link between the various components of the
Northern River Bank Precinct.

c)

Construct a unique iconic tourism hub on the bridge.

3.7.1 PROPOSALS

It is proposed that:
c)

The bridge be made available for the development of an innovative tourism and
community hub in the form of a restaurant, information and interpretation centre,
and limited SMME locations.

d)

The construction must be undertaken in a manner that would not constrain the
current uses of the bridge, i.e. pedestrian river-crossing and bulk services support.

The plans and guidelines for the old bridge are illustrated by Figure 18.

Figure 18: Development perspectives and site development plan for the old bridge.

3.8

PROVISION OF THE REQUIRED BULK INFRASTRUCTURE AND SERVICES

Services are being provided by the municipality via the existing bulk infrastructure (refer to
Figure 19).
The key objectives with regard to this key aspect are to:
a)

Ensure that all bulk services required in an urban settlement are provided in a costefficient manner.

b)

Create innovative alternatives where conventional services cannot currently be
provided.

c)

Provide for the use of renewable energy and give effect to sustainable use of water,
soil and other resources.

d)

Implement mandatory design interventions and strategies to promote sustainable use
of resources at both the household level and the settlement level.

Figure 19: Services map for the Precinct and its environs.

3.9

RECREATIONAL USE OF THE RIVER

As stated previously the equitable provision of access to the river and the unlocking of the
recreational potential of the river are key objectives. Both of these imperatives are
constrained by:
a)

Private ownership extending into the river.

b)

Potential noise pollution and nuisance presented by recreational use.

c)

Inherent physical constraints presented by the status of the riverbed (e.g. shallow
water, rocks and rocky outcrops, rapids) and the riparian areas (steep and eroded
riverbanks, dense riparian vegetation).

d)

Inaccessibility due to a lack of access points and walkways.

In order to address the above constraints, it is proposed that the recreational use of the river
be rationalised by means of a recreational demarcation plan complete with user’s
guidelines. The various areas are illustrated by figure 20 below and constitute the following:
Area 1: Extending upstream from the railway bridge. This area comprises extensive tracts of
deep water suitable for a range of recreational activities. Both river banks and the
associated riparian areas are designated for agriculture and the urban areas along
the northern bank are relatively far the water body.
Area 2: Extending downstream from the railway bridge to the main vehicular bridge. This
area is characterised by relatively shallow water with large boulders and rocks, and
faster streamflow. A large portion of the relevant northern river bank is private
property zoned for residential purposes. Most of the relevant properties extend to
the water body. Die southern bank is abutted by Die Eiland Resort and other public
land units (i.e. the Upington rugby field and the Rosepark festivity site.
Area 3: Extending downwards from the main vehicular bridge to the vicinity of the
Kameelmond sewage works. Most of this area is suitable for a range of recreational
activities. Both river banks and the associated riparian areas are designated for
agriculture and the urban areas along the northern bank are far the water body. The
northern bank is abutted by the Gordonia Resort and the southern bank by Reitz
Park.

Figure 20: Designated recreational areas on the Orange River.
From a recreational use perspective, Area 1 and Area 3 are designated for ‘orderly multipleuses’1 while Area 2 is designated for ‘orderly non-disruptive uses’2. The key aspects, uses and
management interventions for the various areas are summarised in the table below.
AREA

DESIGNATED USE

AREA 1

‘Orderly multiple-uses’ a)

Access along the water’s edge.

including

angling, b)

Designated angling sites.

canoeing,

high-speed c)

motorised

1

activities

REQUIRED INTERVENTIONS

Safe launching site for boats (to be provided in
Reitz Park).

‘Orderly multiple-uses’ are defined as uses undertaken in accordance with a dedicated code of conduct to
be prepared and imposed by the municipality. Such uses include angling, canoeing, high-speed motorised
activities such as skiing, jet-skiing, motor-boating.

2

‘

Orderly non-disruptive uses’ means leisurely recreational activities undertaken in accordance with a
dedicated code of conduct to be prepared and imposed by the municipality. Such activities may not create
any disruption or intrusion in the form of noise or visual disturbance, or physical disturbance (erosion) of
the river bank. Such uses include angling, canoeing, leisurely slow-speed river cruising. Mooring facilities
for ski boats or other motorised mechanisms may be provided in Area 2. However the use of such
mechanisms in Area 2 is limited to slow-speed access and egress only.

such

AREA 2

as skiing, jet- d)

Removal of obstructive boulders and rocky

skiing, motor-boating.

outcrops.

‘Orderly non-disruptive a)

Access boardwalks along the water’s edge.

uses’ including angling, b)

Designated angling sites.

canoeing,

Mooring facilities for cruise boats.

slow-speed

leisurely c)
river d)

cruising.

Removal of obstructive boulders and rocky
outcrops..

e)

Permanent stabilisation of northern riverbank.

f)

Efficient channelization of storm water from the
adjoining developed areas.

g)

Efficient safety and security measures.

h)

Ablution facilities.

i)

Efficient lighting.

j)

Adequate visitor control and law enforcement.

AREA

DESIGNATED USE

AREA 3

‘Orderly multiple-uses’ a)

Access along the water’s edge.

including

angling, b)

Designated angling sites.

canoeing,

high-speed c)

motorised

REQUIRED INTERVENTIONS

activities

Safe launching site for boats (to be provided in
Reitz Park).

such as skiing, jet- d)

Removal of obstructive boulders and rocky

skiing, motor-boating.

outcrops.

Additional detailed Precinct Plans also needs to be developed and the current cooperation
with National Treasury with regard to the National Development Program through which
these plans will be funded, will assist in this regard.

CHAPTER 4

4.1

TOWARDS IMPLEMENTATION OF THE PRECINCT PLAN

GIVING EFFECT TO PROPOSALS AND COUNCIL’S DECISIONS

Proposals pertaining to specific development areas have been made in various SDFs and
Structure Plans over the past decades. The latest of the SDFs is the current Dawid Kruiper SDF
which was approved by Council in February 2018.
Following on Council’s approval of the SDF, this plan was prepared for the implementation of
defined projects proposed in the SDF.

The Precinct Plans and its proposals are essentially a refinement of the proposals presented
in the SDF. It is proposed that the Precinct Plan proposals be taken forward in accordance
with the following process:

4.1.1 IMPLEMENTATION PROCEDURE

It is recommended that the work towards implementation of the proposals presented in this
Precinct Plans be dealt with in two distinct stages and component phases as summarized
below (refer to Figure 21).

Figure 21 : Procedural guide towards implementation of the Precinct Plan proposals.

4.1.2 PROCEDURAL STAGES

Stage 1 represents the Precinct Plan and Stage 2 constitutes the actions stipulated below.
Stage 2 is to be dealt with in terms of a dedicated brief and budget.

The steps to be undertaken under Stage 2 include the following:
a)

Survey of the various project sites.

b)

Determine and analyse development constraints and opportunities.

c)

Prepare detailed sketch plans with site development plans based on the constraints
analysis.

d)

Prepare detailed elevation studies with sections for costing and implementation
purposes.

e)

Prepare detailed landscape master plans for costing and implementation purposes.

f)

Prepare preliminary construction specifications.

g)

Cost estimates to be prepared by a quantity surveyor for building and related works.

h)

Cost estimates to be prepared by engineers for site works and bulk services.

i)

Undertaking in-depth feasibility studies inclusive of phasing and priorities.

j)

Preparing development parameters and rezoning and other approvals.

k)

Finalising ownership and investment security arrangements.

l)

Undertaking thorough economic and social impact studies.

m)

Determining funding institutions and establishing heads of agreement.

n)

Preparation and submission of funding applications to identified funding institutions.

o)

Preparation of tender documentation for contractors and other service providers.

4.1.3 STAGE 2 PHASES

It is recommended that Stage 2 be undertaken in two integrated phases. Phase 1 constitutes
the preparation of applications documentation for initial funding from government or related
institutions (e.g. the Development Bank of Southern Africa {DBSA}) to undertake the required
Stage 2. The municipality will be responsible for the required sourcing (provision) of funds for
Phase 1.
Phase 2 constitutes the completion of the of Stage 2 work as summarised above. Funding for
this phase will be from grants made by funding institutions or government. The primary
motivation and necessity for completing the Stage 2 work, is to ensure that all the proposed
developments are ‘project-ready’ for implementation.

4.2

A DEDICATED PLANNING AND DEVELOPMENT FACILITATION APPROACH

Legislation and policy have created the opportunity for the private sector to take part in the
sustainable development process and it is incumbent upon the private sector to help take the
initiative and give effect to sustainable development in a practical manner.

The Precinct Plans presents unique opportunities to implement exemplary innovations that
respond to the needs and requirements of the current-day South Africa and, specifically the
Dawid Kruiper Municipality. The objectives with regard to this key aspect are to:
a)

Ensure the most efficient use (and possible multiplying) of the available public
resources.

b)

Cross-subsidise the provision of essential bulk infrastructure and services.

c)

Protect and enhance the interests of all property owners in the Precinct.

d)

Provide a credible context for public investments in the Precincts and promote such
investments as a strategy to address poverty and inequality throughout the
municipality.

In response to the NDP, the Northern Cape PSDF and the Dawid Kruiper SDF it is suggested
that any future development in the Precincts be undertaken in accordance with the so-called
‘Ten Step Planning Methodology’ summarised by Figure 22. The Sustainable Development
Initiative (SDI) model, as advocated in the Dawid Kruiper SDF and the Northern Cape PSDF, is
embodied in this methodology. The SDI is an over-arching socio-economic development and
environmental rehabilitation strategy that is enabled and funded through the utilization of
the resources (capital) vested in the Precincts consistent with the international definition of
sustainable development.

Figure 22: Planning and implementation model towards ensuring sustainability.

CHAPTER 5

CONCLUSION

The Northern River Bank Precinct, together with its comparative and competitive advantages,
presents a unique opportunity to convert the latent capital vested in these advantages into
meaningful long-term benefit. This Precinct Plan, in and exemplary and innovative manner,
aims to initiate and facilitate the unlocking of such benefits in compliance with relevant policy,
with specific reference to the NDP, the NSSD1, the Northern Cape PSDF, and the Dawid
Kruiper SDF.

Key requirements for the long-term success of the Precinct Plan are institutional integration,
integrated development planning and cooperative governance. Accordingly, all actions
undertaken will be subject to the following conditions:
a)

All officials, community members, and other role players must familiarise themselves
with, and develop an appropriate understanding of the content of this Precinct Plan.

b)

No actions will be undertaken in isolation – actions must be properly integrated and
coordinated in terms of dedicated business plans.

c)

The performance of concerned will be subject to on-going report-back, and
monitoring and auditing by the appointed functionary.

d)

On-going feed-back and communication will be maintained between all concerned.

7 Conclusion.
Dawid Kruiper Municipality sees this SDF and development proposals as the first step towards
the implementation of holistic and integrated planning and management. In this regard the
Municipality believes that the SDF will promote the ideals of sustainable development
through the strategies and programs proposed in this document.

The Municipality recognises that the SDF is not the solution in itself and that its ultimate
success will depend on a range of factors, in particular the following:

7.1

Stakeholder involvement and empowerment:
In order to achieve the goals and ideals included in the SDF, the involvement and
co-operation of all stakeholders is of fundamental importance. Furthermore, the
effective implementation of this document depends on an understanding and
appreciation of the need for integrated forward planning and integrated
environmental management.

Ignorance and inadequate knowledge were

identified as fundamental key issues that influence the involvement and cooperation of stakeholders.

7.2

Collaboration and Co-operation:
A key function of Dawid Kruiper Municipality is to undertake and sustain a program
to explain the intentions and application of this SDF and development proposals
to all stakeholders and facilitate the implementation of the proposals and
recommendations put forward in this document.

The implementation of Dawid Kruiper SDF lies in the responsibility sphere of a
number of institutions, from the national level, through to the local level. Crosssectoral and cross institutional co-operation is crucial, given that the identified key
issues are of relevance to virtually every government and non-government
institution. The current National Development Fund Program of which Dawid
Kruiper Municipality forms part, is a very important platform for ensuring that

these projects get funded and implemented and should be used to its maximum
potential.

7.3

State Departments:
Government departments are required to comply with the policies and strategies
put forward in the SDF and to maintain effective administration of their respective
spheres of responsibility.

Institutional commitment to achieve effective

administration and implementation is imperative. In this regard, reference is
made inter alia to the allocation of adequate budgets as a primary requirement.

7.4

Private Business:
The buy-in and cooperation of the private sector in order to achieve these
development goals is of fundamental importance and as stated in paragraph 7.2
above, it is important to undertake and sustain a program to explain the intentions
and application of this SDF and development proposals to all stakeholders and to
facilitate the implementation of the proposals and recommendations put forward
in this document, in order the get the necessary private sector buy-in for these
projects and developments.

