Langeberg Local Municipality

Human Settlement Plan

Review and Update 2024

Final Draft

<

LANGEBERG

MUNISIPALITEIT MUNICIPALITY MASIPALA




Langeberg Local Municipality Human Settlements Plan

Contents
INTRODUCTION: c.cuctiriririrensinsinsessesississississesessessessessessessessessessessesnes 10
1.1, Background ...t 10
1.2.  Roles and Responsibilities........cciiiiisiisisiisiiiiiincnns 10
1.3.  Purpose of the Langeberg Human Settlement Plan 11
1.4.  Methodology....ceeeeerereeneneretiiieetetetessnens 11
2. POLICY REVIEW..uuiuiirirtinrininninrcneensinsseseessesssessassseene 13
2.1, National PoliCY....iiiniiiniiisisisisisisisisisisisisisssisnsssssnns 13
2.1.1. The Constitution of the Republic of South Africa, 1996 — Chapter 2: Bill of Rights:.........ccccuc... 13
2.1.2. The National Environmental Management Act no. 107 of 1998: 14
2.1.3. Housing Act NO. 107 Of 1997 . ssss s ssss s s s sens 14
2.1.4. Social Housing Act no. 16 of 2008:........ccceuereeerrrrernnen w15
2.1.5. Breaking New Ground: from housing to sustainable human settlements (2004): .......cceceuuene. 16
2.1.6.  Toolkit for the Management of Social Housing (2022): 17
2.1.7. Integrated Urban Development Framework (2016): .....cccuiecuicmivcmnencsimscsinsessuscssussscussscasescssens 17
2.1.8. Medium Term Strategic Framework (2019-2024): ...ccmimisimcmemenissisessssessinsisssssssessssssssssssses 18
2.1.9. National Development Plan (2030): ....ccccvuveuvercncvscncuncnees 18
2.1.10.  The National Spatial Development Framework (2022): 19
2.1.11.  The Spatial Planning and Land Use Management Act (N0.16 Of 2013):.c.cccuuecueecmruecmneecmsuscncenenee 19

2.1.12.  Towards a Policy Foundation for the Development of Human Settlements Legislation (2015):

20
2.1.13.  National Department of Human Settlements Strategic Plan 2020 - 2025: .21
2.2. ProvinCial POLICY: e bbb bbb bbb bbb bbb 22
2.2.1. Living Cape: A Human Settlement Framework (2019): .22
2.2.2.  Western Cape Informal Settlement Strategic Framework (2016) 22

2.2.3. The Multi-Year Human Settlements Plan (Department of Human Settlements Strategic Plan

20202025 cucuurerrescrsasisessssessssessssasssssssasssssssssssssssssssssssssssssassssssssssases 23
2.2.4.  Western Cape Land Use Planning Act (2014): 23
2.2.5. Provincial Spatial Development Framework (2014) ....cccveecureeeureecmrercmrescmsesemsesessesessescssescssesessesenss 24
2.2.6.  Western Cape Department of Human Settlements Strategic Plan 2020 — 2025.........cecucuuneee 25



Langeberg Local Municipality Human Settlements Plan

2.3. LOCAl POlICY weueerieirneeriieisetneiecseeseeseseeesaenes 25
2.3.2. Municipal Profile: Langeberg Municipality (2024):...c.cciimiuscueninisincnscssessississssessessessessssense 25
2.3.2. Langeberg Municipality Spatial Development Framework Draft 2 (2023-2028): .....ccecevuveuruncnee 26
2.3.3.  Langeberg Integrated Development Plan (2023/2024): 27
2.3.4.  Langeberg LM Local Economic Development Strategy (2023): 27

3. SPATIAL ANALYSIS cooreerereerasssesssssssssssssssssssnsssssssnssssssanns 29

3.1.  Location and regional context:.......ceceeveereurenncrenees 29
3.4.1. Major urban NOdes .......ccceceeeerrccnerncnenerecenenns 31
3.1.2. =] =1 32
3.1.3. Transport liNKS.....ccceceveecnceuencnceinecentseeeessecesanes w32

3.2. CONCIUSTON cevereeerrnerenerreeneesnesteesneesseesseesesnssenes 33

4. BASELINE ASSESSMENT .eevrrritirtirterrertinisiesenesesesessessessessesnenne w34

4.1, INErodUCHiON.cuceceeeeeceeeeeeeeeneneeeeeeeeesee e eeeenees 34

4.2. Demographic profile....iiiicccninenens 34
4.2.1. Population and households..........ccocevuceururucnce 34
4.2.2. Age and GeNnder ... .37
4.2.3. =[N Tt 1 o 1 39
4.2.4. DWEIIING c.vviririririririririrrcrcrcrcncncnncnnnnnens 42
4.2.5. TENUIE STATUS ceeitiitiittctttctcct ettt ae s e s b s st s s b s s aesesaesssaessssessssssssassanes 44
4.2.6. LQT<To7 = =T )3 | 46

4.3. ECONOMIC PrOfIl@ ettt sttt tstsssasasasasasasasesasasasssssasssassns 47
4.3.1. LaboUr Market......cceveeverveererreerenrenreeseessesssssesssssesssssessenes w47
4.3.2. Household iNCOME.....cceeeververrerrerererereeereeeeeenes 54
4.3.3. Gross Value Added (GVA).....ccvureverensunerecnnne 57

4.4. AACC LSS uurerrrerrrerresressressesssesssesssessesssesssessesssesssessesssssssessasssasssoes 61
4.441. BasiC SErviCe aCCeSS..uuiinnrrnrrrrrerereessreeeseeesaneenns 61
4.4.2. AMIENITIES weeeveereirneiiretertntrssteetsstes st s st es st s e s sesssts et ssasssassssssassssesssssssssssssssssssssssssssssssssssssssssssssnes 62
4.4.3. Other amENItiEs ..ueeereveeerererererrrenreeseneeseneeenseesseesnenes .65

4.3. CONCIUSTON cevuieeiretnnctneenisetseteeseeseesees e 65

5. HouSehold SUrVEYS......civiiiiiiiiiinisisisisisisisisisisisisisanns 66

2



Langeberg Local Municipality Human Settlements Plan

5.1, Survey methodology ..., ...66
6. SettlemMENt Profil@s... ittt 67
6.1. [200] o7<] €Yo o [T 67
6.1.1. RODErtSON NOMth....ccucevierreenrerenreneeenreenreseeeseeresseessesesnens 67
6.1.2. NKQubel@....eveeeeictttcttcta 72
6.2. Y <] <= o OO 79
6.3. ASHEON ettt 82
6.3.1. COgMANSKIOOS w..vueverreirreiririiteisieteeseeseesesseeaesnnes ... 82
6.3.2. P& o] - 1 3 1O 83
6.4. BONNIEVAlE...cuiciereeireccecctecc e 89
6.4.1. Mountain View and Happy Valley........cccocevevvururncncncne. ...89
6.4.2. BoekenhoutskIoof ........cceeeeeeeveverrrenecersennennnnene 92
6.5. 1Y 0] =T = O 98
6.5.1. MoUNtAIN VIEW ...eiiiiiriiirinencncneneneseseseseseseseenees .100
6.5.2. Mandela SqQuare. ... 102
6.6. CONCIUSION caveerererereereenrerensesessessesessesesseesssesnessesesnes 105
7. Household survey results ..., 105
7.0, INtrodUCtioN... et e e 105
7.2. DemMOEraphiCS...oiinieserereiesseessenssssessssssesessanaes 106
7.2.1. HOUSENOId SiZE...ueeererererererenenertstsesessessesseeseeseeees .106
7.2.2. Housing demand database.........cccovvvvvrvuvurncee 107
7.2.3. Migration into the Langeberg LM ..........ccccuvuvmrucunncee. .109
7.2.4.  Housing in the Langeberg LM.........cccoceuveuererrunnnnes 115
7.2.5. Access to amenities and job opportunities 18
7.3. ECONOMIC Profile ... w123
7.3.1. EMPloymMent...cccciniccinncciscccesescscsessenene 123
7.3.2. Employment and travel...... i 127
7.3.3. Employment and housing........cecevveicicscacnes 130
7.3.4. Household iINCOME.....ccveververererererereeeeseeseeseeseeeens 134
7.3.5. New accommMOdation.......ccceeeeereeeeerreenseereseeeseerennes 135



Langeberg Local Municipality Human Settlements Plan

7.3.6. Additional coOMMENTS....c.ccuvveeurvirrririirerinireesetseeaees 139

7.4. CONCIUSION ettt 139
8. RESIDENTIAL PROPERTY DEMAND MODELS................ 141
8.1. INtrOAUCHION. cee et eeeeneene 141
8.2. The Model APProach.....nsiriincicisisiineeenenne 141
8.3. Langeberg LM housing demand model..........ccceevueuiueucnnee. 144
8.4. Robertson housing demand........coevevvvvrennnnes 147
8.5. CONCIUSION ceverrerererecreenreresresessessesessesessesesseesnesssseees 156

9. Critical human settlement challeNges........iii e 158
9.1. INErOAUCHION..cceieeeiierccircctecetssccte e 158
9.2. RUFQL AWEIIETS . eeereeieteetecrreetetreteeeetsetssetesesesseessessssesssnssessssesssssssssesesssnssssssssssssesssnssssssssenes 158
9.3. IN-MIGratioN ...t 159
9.3.1. Illegal land occupation ... 160
9.3.2. Settlement Sprawl .......cccceeevevcnenenscncnerccncnne 161
9.3.3. Illegal imMmMIigration........ccceeeeciccicccccccncnnen, 163
9.3.4. Crime and VioleNCe ... 163

9.4. RENtAl ROUSING ettt bbb bbb bbb bbb bbb s 164
9.5. CONCIUSTON wurerereerenrenresresresreseseeseeseeseeseseeseesessessens 165
10. Strategy development .......eeeeeeeereeneeseernesesetee s 166
10.1. INErodUCtiON.ueececrcrircrcrcttrrnnes 166
10.2. RODEIMSON cuveeeeeeenenereneneneneeseseseeesseseseeessenne 167
10.3. WX o 1 o] o FO RO 172
10.4. L1 L] <= o OO 175
10.5. BONNIEVAIE...uceeeereteeteenreennenteeneeesseeeeseeessesensens 178
10.6. MONtAGU ceveeeeeeeeeeee e 180
10.7. Summary of housing pipeline.......cocoeeueueuiucnennee 184
10.8. CONCIUSION vttt 187
M. Implementation phase:....., 188
1.1. [EaTuoTa (U<l o] o NN 188
1.2. Criteriafor assessing housing projects.......veveernirennnen. 188




Langeberg Local Municipality Human Settlements Plan

11.3. Prioritisation of projects ... ncncincnineninisisssiscanaes 189
11.4. Implementation timeling SUMMArY......ciiiiiiiiiiisiisisisisssssssssssssssssass 192
11.5. Critical steps and partnerships......cceceeurvccennunnee 204
11.6. CONCIUSION oottt 206
12. Conclusion 207
BibliOgraphy...cccieviviviiiririiniiiisinininns 210
ApPPENdixX Al DEMOEIAPhICS o e e bbb bbb bbb b bbb 211
A1 HOUSING LYPOIOBY cevervirirerriiesttiscssti s s as s s b s s nas s bes 211
PN TR B 2] 0= Yo o I8 T o o IO 21
AL.2. NKQUDEIA ettt cteseeeae 212
A.1.3. Montagu 213
A1.3. BONNIEVAIE....ecerreeeeeeeeereceetnete e eeeennes 214

A.2. HOUSING SAtiISTACtION wuvvervrritcinitciitcitrincsetsetetet sttt sesssassssassssassssaesasaenassons 215
A.2.1. RODEITSON NOMN.ccieiiireeetrinirienerteenteenseseseseeesseessssessessssessosesssssssssssssssssessssssssssssessssssssssssssssssssssssssses 215
A2.2. NKQUDel@..es 216
A.2.3. Montagu 217
A.2.4. BONNIEVAIE cucrereeeerereeeseneseseseses e sessesseeeeseas 218
AppeNdix B: ECONOIMICS...cccoterererererereeeeeeeeeeesereresesesesesesesesasesasesene 219
B.1. Bonnievale - looking for new accommodation..........ceeeueureveucrnnes 219
B.2. Montagu - looking for new accommodation................ 219

Table of Figures

Figure 3.1: Location of Langeberg LM in the Western Cape 29

Figure 3.2: Location of Langeberg LM inrelation to the local municipalities of the Cape Winelands DM.......30

Figure 3.3: Location of settlementsin the Langeberg LM...........cccceueuuues 31
Figure 3.4: Road network in the Langeberg LIVl ...ttt sesess s sesessasanses 32
Figure 3.5: Rail line through the Langeberg LM ... iiiiiiiiiiiiiiiiisisisssssssssssssssssssssssssssssssans 33
Figure 4.1: Population proportions of Cape Winelands DM 35
Figure 4.2: Population proportions of Langeberg LM...........cccecueunnee. 36
Figure 4.3: Age distribution of Langeberg LM, Cape Winelands DM and WC 38
Figure 4.4: Age and gender dynamics of the Langeberg LM 39
5



Langeberg Local Municipality Human Settlements Plan

Figure 4.5: Educational attainment within the Langeberg LM, Cape Winelands DM, and Western Cape ...... 40

Figure 4.6: Educational attainment within the major Langeberg LM settlements........ccoeeueuererererenencrcrennnee. 41
Figure 4.7: Dwellings in Langeberg LM, Cape Winelands DM and Western Cape 42
Figure 4.8:Dwellings in majour Langeberg LM settlements 43
Figure 4.9: Tenure status in the Langeberg LM, Cape Winelands DM and Western Cape 45
Figure 4.10: Tenure status in major Langeberg LM settlements........vnirininininisininisinissssnssssssssscncncncnens 46
Figure 4.11: Dwelling geography in the Langeberg LM, Cape Winelands DM and Western Cape ........cccucueee. 47

Figure 4.12: Employment and unemployment in the Langeberg LM, Cape Winelands DM and Western Cape

............................... 48

Figure 4.13: Employment and unemployment in the major Langeberg LM settlements .49

Figure 4.14: Formal and informal employment in the Langeberg LM, Cape Winelands DM and Western Cape

........................... 51
Figure 4.15: Sectors of employment in the Langeberg LM, Cape Winelands DM and Western Cape............... 52
Figure 4.16: Formal and informal employment in major Langeberg LM settlements.........ccocceuevenerrnrcrencrennes 53
Figure 4.17: Sectors of employment in major Langeberg LM settlements 54
Figure 4.18: Annual household income in the Langeberg LM 55
Figure 4.19: Annual average household income in LM and major settlements 56
Figure 4.20: Growth in GVA for the Langeberg LM, Cape Winelands DM and Western Cape ........ccceceueeueunnes 57
Figure 4.21: Contribution of Langeberg LM to total GVA of Cape Winelands DM 58

Figure 4.22: Proportional contributions to GVA by sector for the Langeberg LM, Cape Winelands DM and
RS (=] g T o= N 59

Figure 4.23: Gross Value Added perindustry in the Langeberg LM, Cape Winelands DM and Western Cape60

Figure 4.24: Location of educational facilities in the Langeberg LM .62
Figure 4.25: Police stations in LaNgEberg LM ...ttt sssesssssssesesssssssesssssasses 64
Figure 5.1: Field workers who assisted in survey data collection........rrvnnniciciccccicccceceeeenens 67
Figure 6.1: Map of Robertson illustrating locations of Méreson and Droéheuwel ...........coeeeeeeeeececncreernnnnnee 68
Figure 6.2: Designated erfs within Méreson and Droéheuwel 69
Figure 6.3: Backyard dwellings in Mreson..........coceueueencucneee 70
Figure 6.4: Street view in MOreson ... 71
Figure 6.5: Backyard dwelling in DrOERQUWEL........cuuerietieetieetientritcistcinstcissens st sessssessssessssessssessssessssonns 71
Figure 6.6: Street view in Droheuwel...........ceveeeeceereueeencicrcienncseneenincnes 72
Figure 6.7: Location of Nkqubela on the southern edge of Robertson 73
Figure 6.8: Map of designated erfsin NKQUDEIa........cuveuitreivienitienitciiciicintcitciicinscnsesne st sssesssssenaes 74
Figure 6.9: Map of suburbs within NKQUDeI@ ...t 76
Figure 6.10: View of Nkqubela from the RO0 .....ciiiiiiiiiiiiiiiiiiiiiiissssssssssssssssssssssssssssssssasssssnns 77
Figure 6.11: View of Lawaaikamp, Enkanini and Kanana from Paris.......c.iiinisissiinnn. 78
Figure 6.12: Street view Of Paris......ceeuiveennvenisennisenineiisesnesnsesnnens 79
Figure 6.13: Location of White City and informal settlement in McGregor 80
6



Langeberg Local Municipality Human Settlements Plan

Figure 6.14: Map of MCGregor.......coecveurerenreirenrnnencncriecscssnscscsesnenns ..80
Figure 6.15: View of White City....coevveeiveervercrsecirencrrnciicsecincsenscsenns .81
Figure 6.16: Front view of houses in White City ...ttt snsssnns 81
Figure 6.17: Differently styled houses in White Gity......cccoevurevvcucurecnnnee 82
Figure 6.18: Map of Ashton showing Cogmanskloof and Riemvasmaak 83
Figure 6.19: Entrance to Zolani.....niicciiiiiiiiiisisins .84
Figure 6.20: Location of Zolani........cceeeceeeuveeucvcurerecncrcireccicienccinens .85
Figure 6.21: Satellite image of Zolani in 2016 Figure 6.22: Satellite image of Zolani in 2023................. 86
Figure 6.23: Houses in NOrth-eastern Zolani. ...ttt sesess s ses s s sesesssasses 87
Figure 6.24: Indication of expansion Of ZolaNi......cceieiieiiieiteinieiieiieiessessssssssss st sssassesaes 88
Figure 6.25: Map of Bonnievale Settlements......coceiieireeirieiiiensieiienieiiceeesensesssssssssssssssssssssssessssessssesaes 89
Figure 6.26: Households in Happy Valley........iiucucnnnnee. 90
Figure 6.27: Housing in Happy Valley.......oivcccininiiiiccnnnns 90
Figure 6.28: View from top of Mountain View - Bonnievale 91
Figure 6.29: Backyard dwellings in Mountain View - Bonnievale...........ueeeneeeererernineeeteinssesesessesesesessaenes 92
Figure 6.30: Boekenhoutskloof 2003 Figure 6.31: Boekenhoutskloof in 2016 93
Figure 6.32: Boekenhoutskloof in 2023 94
Figure 6.33: Road leading to Boekenhoutskloof from Happy Valley ..95
Figure 6.34: informal households in Boekenhoutskloof..........cccceueuecunnee. 95
Figure 6.35: Informal housing in Boekenhoutskloof ............c..cuuu.... 96
Figure 6.36: Construction vehicles in Boekenhoutskloof ... ..97
Figure 6.37: Water supply to entire settlement of Boekenhoutskloof 98
Figure 6.38: Location of AShbBury in MONtagU.......ccviiiisisisisisisiiisiiisiiiisisisisissssssssssssssssssssssssssssssssssssssaens 99
Figure 6.39: Locations of surveyed settlements in Montagu 99
Figure 6.40: Map of Mountain View and Klein Irag......cccocoeuveeeucueurecunes 100
Figure 6.41: Free-standing dwellings in Mountain View..........ccccucuuu... 101
Figure 6.42: Informal dwellings in Mountain View ........ceevecueunnee. 101
Figure 6.43: Informal nature of Klein Iraq ......ccoeuveueeerueureucuncnen 102
Figure 6.44: Map of Mandela SQUare.......ccniisiccsiiicncssniscneans 103
Figure 6.45: Mix of housing typologies in Mandela Square 104
Figure 6.46: Informal housing in Mandela Square ............ccceeuruerennnnee. 104
Figure 7.1: Average household Size.........ccvvemiiurncncniiiiicnccnccncnnens 107
Figure 7.2: Knowledge of and registration on the HDD.......cccccevuveunereuncrnnes 108
Figure 7.3: HDD StatusS...ceeeeeeeeeeeeeeee 109
Figure 7.4: Time lived inthe area ..., 110
Figure 7.5: Proportion of residents not bornin current settlement of residence 111
Figure 7.6: Place of origin - Langeberg LM........cccccevvveucveunnen. 112
Figure 7.7: Place of origin per settlement........ccceecvcurururccunnns 13
7



Langeberg Local Municipality Human Settlements Plan

Figure 7.8: Reason for migration to current settlement...................... 15
Figure 7.9: Housing typology per settlemMent..... i sssssasssssssssssnes 16
Figure 7.10: Housing satisfaction per settlement .........cccoevurecucurnnnce. . 117
Figure 7.11: Access to health facilities........coevermerreernncriecriecictcecrcecinnns 119
Figure 7.12: Access to educational facilities........coceuvereererenernnns 120
Figure 7.13: Access to transport facilities.......ooevvuivucncncnnnee 121
Figure 7.14: Access to shops/retail facilities.......covereuvurerccucunnes 122
Figure 7.15: Access to job opportunities........ceeeeeeevevrenenees 123
Figure 7.16: Employment status of household head.............ccecuuuun.e.e. 124
Figure 7.17: Sector of employment.........ceeecrcirnrccicncccinne, 126
Figure 7.18: Travel time to place of employment.........cccocoeururucuneee ..128
Figure 7.19: Mode of transport to place of employment........cccccoeurucucnee 129
Figure 7.20: Housing availability......cccoevemiriiiiiiciiciicccncans 130
Figure 7.21: Willingness to relocate closer to Work .......c.cceueeeeerernennnes 132
Figure 7.22: Preference of relocation [0Cation ...ttt ssans 133
Figure 7.23: Monthly household income..........cccovvvreeercnnes 135
Figure 7.24: Respondents looking for new accommodation 136
Figure 7.25: Tenure preference ... 137
Figure 8.1: Basic model approach ........eevcccecennnnnrrnenenanens 142
Figure 8.2: Housing demand model.........ccooevuvereeverneverennerennnrennerennnenn. 143

Table of tables

Table 4.1: Population and household dyNamiCs .......covviivininiciniiiiininiiinineesessesesissssesessssssenens 34
Table 4.2: Distribution of household size in Langeberg LM 36
Table 4.3: Gender distribution for the Langeberg LM, Cape Winelands DM and Western Cape........cccceeueuuue. 37
Table 4.4: Dwelling comparison in major Langeberg LM settlements .44

Table 4.5: Unemployment and labour force participation rates in the Langeberg LM, Cape Winelands DM and
AT (<] K= T 48

Table 4.6: Unemployment and labour force participation rates for the major Langeberg LM settlements..50

Table 4.7: Average annual household income of the Langeberg LM, Cape Winelands DM and Western Cape

...................... 54
Table 4.8: Average annual household income thresholds in Langeberg LM 55
Table 4.9: Access to basic services in the Langeberg LM, Cape Winelands DM and Western Cape ................. 61
Table 7.1: Household surveys completed........coevueucveruruencnce 105
Table 7.2: Frequency of responses regarding migration...........cccecu.... 110
Table 7.3: Rental affordability ranges.........cceuvuveccecrrirccrcirree, 139



Langeberg Local Municipality Human Settlements Plan

Table 8.1: Definitions of rates applied in housing demand MOdelS ..........ccovurururirurisisisisrinniininisininiisinssnssssesenens 143
Table 8.2: Langeberg LM bonded housing demand.........ccceveveveuerunenee 145
Table 8.3: Langeberg LM rental housing demand..........cccceueverevrunnnnes 146
Table 8.4: Robertson bonded housing demand - CONSErvative.......icrciriricccs e 148
Table 8.5: Robertson bonded housing demand -broad ............cccceueuvururunnnas 149
Table 8.6: Robertson rental housing demand - conservative 150
Table 8.7: Robertson rental housing demand - broad................... 151
Table 8.8: Ashton bonded housing demand - conservative 153
Table 8.9: Ashton bonded housing demand -broad...........ccceueuuueeee 154
Table 8.10: Ashton rental housing demand - conservative 155
Table 8.11: Ashton rental housing demand - broad.........c..cceuveunireunnenn. 156
Table 9.1: Informal settlement structure count 2020-2023 160
Table 10.1: Robertson project pipeline......ccccvcveeervcsceerercsnsurccneeranee 167
Table 10.2: Ashton project pipeline........rrssssssiiiiiiieiscsesescsenen, 172
Table 10.3: McGregor project pipelin€.....nvinininininisinininissiinnnennes 175
Table 10.4: Bonnievale project pipeline 178
Table 10.5: Summary of housing pipeline.......cccceucuvueucucncnnee. 184
Table 10.6: Housing pipeline by typology .......cccevuvuvurururururunns 186
Table 11.1: First priority projects .....cenecscesccsenisicsesssseesesesaenes 189
Table 11.2: Priority 2 Projects....nsisisisisisisisisisisisisisisisssssssssasnes ... 190
Table 11.3: Priority 3 Projects ... e 101
Table 11.4: Implementation timeline -implementation phase projects 193
Table 11.5: Implementation timeline - medium-term projects.........coceeurvreeeurune Error! Bookmark not defined.
Table 11.6: Implementation timeline - long-term projects.........cccocevrrrrururerunne Error! Bookmark not defined.
Table 11.7: Key steps to be undertaken by Langeberg LM............coueverereunnnnes 205
Table 12.1: Housing demand SUMMAry - 2030 ...cccueiuninininiiinisiniiiiiiniininisomsmssss 207

Table of Maps

Map 10-1: Location of Robertson housing pipeline projects 170
Map 10-2: Location of Ashton housing pipeline projects.........cccceeuveuneeee 174
Map 10-3: Location of McGregor housing pipeline projects 177
Map 10-4: Location of Bonnievale housing pipeline projects 179
Map 10-5: Location of Montagu housing pipeline projects 183
9



Langeberg Local Municipality Human Settlements Plan

INTRODUCTION:

“Everyone hasarightto have accesstoadequate housing” —the Constitution of the Republic of South Africa,

1996.

The provision of access to affordable housing opportunities is one of the Primary Development Objectives
of the Langeberg Local Municipality (Langeberg LM), as outlined in the Integrated Development Plan (IDP)

(2023 -2028).

Housing needs to be sustainable, self-sufficient and integrated into surrounding communities, economic
opportunities, as well as transport, educational, health, recreational and social amenities. In this way,

housing developments can contribute to a healthy, prosperous local economy and social and economic

development, leading to improved wellbeing all around.

Urban-Econ Development Economists has been appointed by the Langeberg Local Municipality to review
and update the Human Settlements Plan. The previous plan was developed for the 2014-2018 period. This

document presents the Human Settlements Plan for the period 2024-2028.

The development of an integrated Human Settlement Plan (HSP) underpins the goal of the Langeberg Local

Municipality (Langeberg LM) to pursue the delivery of affordable housing and enable the development of

integrated and sustainable housing in the municipality.

The previous Langeberg LM HSP prepared by CNdV Africa, for the Department of Environmental Affairs and
Development Planning and the Langeberg LM, was used as a background and guide in the preparation of

this document.

1.2. Roles and Responsibilities

The Human Settlements Plan is developed in a way that aligns with and compliments the Local Municipality
Spatial Development Framework (SDF), Integrated Development Plan (IDP) and Local Economic
Development Plan. This section outlines the roles and responsibilities of each tier of government with

respect to the provision of housing.

The National Government must establish and facilitate a sustainable national housing development process

and determine national housing policy.

Provincial Government must do everything in its power to promote and facilitate the provision of adequate

housing in its province within the framework of national housing policy.
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Local Government must take all necessary steps within the framework of national and provincial housing
legislation, by setting housing delivery goals and identifying land for housing development, efficiently

providing basic services and ensuring that residents have access to adequate and affordable housing.

1.3. Purpose of the Langeberg Human Settlement Plan

The primary goal of this project is to review and update the previous Langeberg Local Municipality Human

Settlement Plan and provide an updated and revised 5-year Human Settlement Plan. The goal of the project
presented in this document is to provide a strategic planning document for the municipality that responds
to the human settlement challenges in the municipality and enables the municipality to achieve its

responsibilities as outlined in the Constitution of South Africa and the National Housing Act, No. 107 of 1997.
To achieve this, the Langeberg LM Human Settlement Plan will be used to:

e Respond to housing development challenges in the municipality;

e ldentify strategic housing priorities in the LM;

e ldentify areas for strategic housing development as well as the quantity and type of housing
required;

e Provide a housing pipeline by guiding the prioritisation and implementation of housing and land for
housing;

e Match housing demand and supply;

e Contribute to a Human Settlement Plan for the greater Cape Winelands District Municipality;

e Link spatial and transportation planning;

e  Comply with the development framework of the IDP and principles of the SDF;

e Retainalignment with provincial and national housing legislation, strategies, delivery systems and
other related initiatives;

e Serve as a planning and measuring instrument for the delivery of housing; and finally

e  Establish a medium to long term (20 Year) strategy;

1.4. Methodology

The methodology followed in the preparation of this review and update to the Langeberg LM Human

Settlement Plan is as follows:

First, a review of the relevant legislation, policies and frameworks which influence human settlements was
conductedto give contexttothe plan that follows, as this review discusses the implications of the legislation,

policies and frameworks for the development of a human settlements plan in the Langeberg LM.

Within the first phase of the project, a desktop analysis of both primary and secondary data was conducted.
First, secondary data was used to provide a baseline review of the current socio-economic dynamics within

the Langeberg LM. This presents data froma range of sourcesand a discussion of the current socio-economic
11



Langeberg Local Municipality Human Settlements Plan

features of the municipality. Primary data was then gathered through a process of surveying the local
informal settlements in the major urban areas of the municipality. The data collected pertains to current
housing dynamics, economic and demographic profiles and basic service access in the informal settlements
of municipality, as well as the willingness of community members to alter their housing situation if the

opportunity were to be presented.

The next step was engagement with relevant stakeholders. These stakeholders provided additional

important information that is used to inform the plan development process.

The next step in the development of the Human Settlements Plan was the plan development. This required
determining the supply and demand for housing in the municipality and using this to create a strategic plan
that can be used to assist the municipality in the effective delivery of housing to residents of the Langeberg

LM.

Following this, a validation workshop will be held to present preliminary findings, as well as receive
comments from stakeholders. The draft plan will then be submitted for comments, based on which the plan

will be revised, before the final plan is submitted.
The total methodology can thus be clearly described by the steps presented below.

e Desktop research, consolidation and analysis
e Surveys

e Stakeholder engagement

e Plan development

e (lose out
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2. POLICY REVIEW

This section outlines the policy and legislative environment that pertains to human settlements development
in South Africa. It also indicates the implications of each of the relevant documents with respect to the

development of the Langeberg Local Municipality Human Settlements Plan.

2.1. National Policy

2.1.1. The Constitution of the Republic of South Africa, 1996 — Chapter 2: Bill of
Rights:
The following sectionsare of importance to a Human Settlements Plan: section 24: The environment; section

25: property; section 26: housing. They are as follows:
Section 24: The Environmental Right:

Everyone in the Republic has the right to live in an environment that is safe for their health, and which is

protected.
Section 25: The Property Right:

The property rights of citizens of the Republic of South Africa can be summarised as follows: no one canbe
arbitrarily deprived of property, and property may only be expropriated in cases which benefit the public
interest or where the residents of such property are fairly compensated and to which the resident has
agreed. With regards to public interest, it isimportant to note that this includes South Africa’s commitment
to land reform and to reforms that bring about equitable access to all of the nation’s natural resources.

Additionally, it is stated that property is not limited only to land.

Additionally, the Constitution determines that the state must take reasonable measures, within its available
resources, to create an enabling environment for citizens to gain equitable access to land. Finally,
Communities or individuals who do not have access to secure tenure as a result of past racial discrimination

are entitled to legally secure tenure or comparable redress.
Section 26: the Housing Right:

“Everyone has the right to have access to adequate housing”. Additionally, the State must take reasonable

measure to realise this right. Finally, the State may not arbitrarily evict anyone from their home or demolish

a home without a court order made after consideration of all relevant circumstances.

Implications for the Langeberg Local Municipality:

The Constitution of South Africa provides the legislative framework for the Republic. The Bill of rights sets
out the rights of all South African citizens, and this provides a legal framework within which all housing

development must take place. This means that any Human Settlements Plan and resulting development
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projects must be designed in such a manner that is in line with the rights of the citizens of South Africa. In
this regard, the development of new human settlement properties may not cause damage to the
environment in such a way that will cause or lead to the deprivation of human health. Additionally, no
proposed developments may arbitrarily expropriate the property of individuals and must provide individuals
with legally secure forms of tenure. Finally, these proposed developments may not result in arbitrary
evictions or the demolishment of any homes without the proper consideration of all relevant circumstances

and a signed court order permitting this demolishment.

2.1.2. The National Environmental Management Act no. 107 of 1998:

The National Environmental Management Act 107 of 1998 lays out the rights of the Citizens of South Africa
in terms of environment and natural resources. This Act therefore provides the general principles that all
activities affecting the environment must adhere to. This has implications for development and, therefore,
Human Settlements Plans. The environmental rights of citizens of South Africa are identical to those stated

in the Constitution.

Implications for the Langeberg Local Municipality:

The environmental rights of South African Citizens must be upheld in any Human Settlement Plans and,
therefore, the Langeberg Local Municipalities’ Human Settlements Plan must be developed in such a way as
to have as small of a negative environmental impact as possible, as well as being ecologically sustainable. In
addition to this, it is important that the environmental management of proposed human settlement projects
is coordinated between local, provincial and national government and that cooperation between these
spheres of government leads to a holistic approach to environmental management in human settlement

development.

2.1.3. Housing Act No. 107 of 1997:

The Housing Act no. 107 of 1997 sets out general principles with respect to housing development in all
spheres of government and aims to promote the facilitation of a sustainable housing development process.
The general principles with respect to National, Provincial and Local governments, and which have
applicability to the Langeberg Local Municipality (Langeberg LM) Human Settlements Plan are set out as

follows:

1. Priority must be given to the poor in respect of housing development;
2. Communities affected by housing development must be consulted in a meaningful way;
Housing developments should provide as many tenure options as can reasonably be expected;

Housing developments must be economically, socially, and financially sustainable and feasible;

VoW

Housing development should take place in a transparent and accountable manner and promote
equitable outcomes;

6. Government should promote spatial integration in all respects in both rural and urban areas;
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7. Prevention of discrimination in the housing development process; Increase density of housing
developments to promote efficient use of land and services;

8. The inclusion of recreational facilities in the development of new residential areas;

9. Promote diversity and cultural identity;

10. Meet the needs of marginalised groups as well as those with special needs;

11. Facilitation of active participation by all stakeholders;

12. Limit the environmental impact of developments.

Implications for the Langeberg Local Municipality:

the Human Settlements Plan should be developed in such a way as to realise the key principles as laid out
above. The Human Settlements Plan facilitates consultation with stakeholders as well as affected and
interested parties. Tenure options need to be as wide ranging as possible. The Human Settlements Plan will
advocate for the development of economically, socially, and financially feasible projects that are integrated
into the communities in which they are based, as well as being high density, making efficient use of land and
services while limiting environmental impact. This entire process will take place in a transparent manner. The
review and update of the Langeberg LM Human Settlement Plan will also be developed through a

consultative process with the community and other stakeholders throughout the entire process.

2.1.4. Social Housing Act no. 16 of 2008:

The Social Housing Act no. 16 of 2008 is aimed at setting out the basic principles of creating a sustainable
social housing environment, providing definitions of the roles of national, provincial, and local governments
in respect of social housing, as well as laying the groundwork for the establishment of the Social Housing

Regulatory Authority (SHRA).

With respect to the Langeberg Human Settlements Plan, the general principles that relate to the provision
of social housing are of utmost importance. In this regard, the Act states that it is the responsibility of
national, provincial, and local governments to prioritise marginalised households and differently abled
individuals, and in no way, allow for discrimination of any kind within the social housing sector. It is also
imperative that government promote the provision of social housing which aids in the prevention of slum
conditions. Furthermore, governments should encourage the development of social housing which aids in
improving the efficiency of resource usage, promotes integration, and improves economic opportunities.
This is in aid of the development of sustainable communities. In addition to these principles, the
development of social housing should be done with the involvement and inclusion of relevant stakeholders,
as well as provide for the education and training of other interested parties. Finally, government is required
to ensure secure tenure for residents of social housing, encourage diversity within social housing projects,

and promote good governance in social housing administration.

Implications for the Langeberg Local Municipality:
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The principles laid out here will need to be considered in the development of a Human Settlements Plan for
the Langeberg Local Municipality, especially with respect to any planned development of social housing in
the municipality. It is important that the Langeberg LM Human Settlements Plan promote projects which
prioritise low- and medium-income as well as differently abled individuals, are safe and clean. Additionally,
promoting the development of higher density settlements will aid in efficient use of land and services, as
well as promoting social, economic and financial integration. Proposed developments also need to be close
to job opportunities in order to promote socially, economically and financially sustainable communities.
Finally, the development of the Langeberg LM Human Settlement Plan will be done in consultation with all

relevant stakeholders.

2.1.5. Breaking New Ground: from housing to sustainable human settlements
2004 ):

The Purpose of Breaking New Ground is to outline a plan for the development of sustainable human
settlements. After 1994, the new South African Government was faced with a framework in which almost all
social, financial, and economic institutions were inequitable and racially biased. It thus became a priority of
government to eradicate these fractures in South African society and, through the Housing Policy and

Strategy (1994), address the housing backlog.

While the fundamentals of this policy are still considered important, a new policy has been designed to
improve upon and enhance existing mechanisms to achieve more responsive and effective solutions to
housing needs. The fundamental principles of this new policy are to “achieve a non-racial, integrated society,

through the development of sustainable human settlements and sustainable human housing”.

Thus, equality, integration and sustainability are key components of this policy. Additionally, this policy aims
to increase the density of urban settlements by designing more compact settlements which are integrated

with public transport and mixed-use land development.
Sustainable human settlements are defined as:

“Well managed entities in which economic growth and social development are in balance with the carrying
capacity of the natural systems on which they depend for their existence and result in sustainable development,

weadlth creation, poverty alleviation, and equity.”

Implications for Langeberg Local Municipality:

The Langeberg Local Municipality will need to provide land on which to develop human settlements which
is close to economic and employment opportunities. These communities will also need to be integrated into

existing urban areas in terms of public services, transport, and social and recreational facilities.
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2.1.6. Toolkit for the Management of Social Housing (2022):

This toolkit is a guide for the operation and management of Social Housing Institutions in South Africa. Itlays
out how to operate efficient and effective Social Housing Institutions. The content of this toolkit is focused
on the core business areas of client services management and property management, as well as the core
support business areas of financial and internal management. It is primarily aimed at individuals who are
interested in participating in Social Housing, including the staff of Social Housing Institutions, as well as
officials from municipalities and provincial governments who are responsible for rental housing in their

respective areas.

Implications for the Langeberg Local Municipality:

The Human Settlements Plan will need to promote housing developments which are financially sustainable.

This will be influenced by the tenure options provided as well as the suitability of housing typologies which

are dependent on the income of communities and their respective housing demand profile.

For the Langeberg Local Municipality what is important to take from this toolkit is the fact that
developments by Social Housing Institutions need to be self-sufficient in terms of financial feasibility and
sustainability. This also relates to the efficiency of these developments and will be influenced by the location
of developments in relation to job opportunities and density as this influences the efficiency of land and

service usage.

2.1.7. Integrated Urban Development Framework (2016):

The Integrated Urban Development Framework (IUDF) was developed by the national government as a
guide to inform the future growth and management of urban areas. The overall objective of the IUDF is
spatial transformation through a sustainable urban growth model which promotes compact, connected, and
coordinated cities and towns. There are four strategic goals which have been developed as tools by which

to achieve this overall outcome.
These goals are:

1. Spatial integration;
2. Inclusion and access;
3. Growth; and

4. Governance.

These goals canjointly be understood as the aim to develop new urban areas in which there is an integration
of transport, social and economic facilities, withimproved access to these facilities forall. This type of spatial
integration and inclusion should be used as a vessel to achieve inclusive, sustainable economic growth and
development, as well as the increased capacity of the state and citizens towork togetherto furtherthis cycle

of improved spatial economic and social integration.
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Implications for the Langeberg Local Municipality:

The overarching goals through which the IUDF aims to achieve spatial transformation have several
implications for the Langeberg Local Municipalities Human Settlements Plan. These goals are in line with key
objectives which have been seen in national legislation such as the Housing Act (no. 7 of 1997). The goals
function as a guide to any Human Settlements Plan which aims toimprove the living conditions of residents
of informal settlements and promote integration and urbanisation to encourage spatial transformation.
Urbanisation should therefore aim to increase access to economic, social and transport infrastructure and
opportunities, as well as enhancing the capacity of citizens to work with the municipality and further

sustainable economic growth and development.

2.1.8. Medium Term Strategic Framework (2019-2024):

The Medium-Term Strategic Framework (MSTF) 2019-2024 outlines government implementation priorities.
This is aimed at achieving national development goals. Setting measurable objectives with high
developmental impacts and that can be realistically implemented promotes the achievement of these goals.
Chapter 5 of 7in the MSTFis dedicatedto spatial integration, human settlements,and local government. The
spatial inequalities of the apartheid era have been linked to the long-lasting and persistent poverty and
economic inequality in South Africa. It is for this reason that spatial transformation and integration is

prioritised in order to address inequality and promote sustainable economic growth and development.
To address the need for spatial transformation, the MSTF is focused on three outcomes:

1. “National frameworks and guidance towards coordinated, integrated and cohesive national spatial
development.

2. Regional-level interventions to unlock opportunity, ensure redress and respond to environmental risks
and vulnerabilities.

3. Interventions to ensure integrated service delivery and transformation in all places.”

Implications for the Langeberg Local Municipality:

Itis important that any planned human settlement development is aimed at achieving these outcomes. The
Langeberg Local Municipality Human Settlements Plan should prioritise development opportunities which
achieve these outcomes. Though the Human Settlements Plan cannot impact the development of national
frameworks or guidance, these frameworks and guidance are thoroughly considered in the development of

this Plan.

2.1.9. National Development Plan (2030):

The objectives of the National Development Plan (NDP) are to improve economic growth and development
in South Africa, thereby reducing poverty and inequality and improving quality of life while reducing the
lasting impact of the apartheid era. The NDP sets out several objectives and recommendations to improve
growth, development, and infrastructure in arange of sectors of the economy. One of the goals of the plan
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is to achieve anintegrated and inclusive rural economy in South Africa. This echoes the goals of many other

polices and legislations surrounding human settlement in South Africa and the Western Cape.

The NDP calls for rural towns to be afforded greater opportunities, socially, economically, as well as
politically. This is important given the predominantly rural nature of the Langeberg LM. To achieve this, the
NDP recommends introducing land-reform and job creation in the agricultural sector to improve
employment opportunities in rural areas. In addition to this, the NDP recommends improving access to

health, education, food security and other basic services.

Implications for the Langeberg Local Municipality:

For the purposes of the Langeberg LM Human Settlements Plan, the objectives with regards to the rural
towns in South Africais most pertinent. The goals of the NDP with respect to rural communities can be aided
by the development of sustainable Human Settlements in rural areas. The Langeberg Local Municipality
Human Settlements Plan should therefore promote human settlement projects which improve access to
employment opportunities, as well as transport, education, health, and other basic services. This will aid in

creating more integrated rural towns and promote economic, social, and financial sustainability.

2.1.10. The National Spatial Development Framework (2022):

The National Spatial Development Framework is aimed at making contributions to bringing about the
peaceful, prosperous, and truly transformed South Africa. This is in line with the Post-Apartheid, National
Development Paradigm which, among others, include a set of spatial development objectives as well as a

national legal and framework policy. Within this is the National Spatial Development Framework (NSDF).

The purpose of the National Spatial Development Vision as outlined here, is “to provide a long-term guiding
light for realising our desired Post-Apartheid National Spatial Development Pattern”. To this end, the NSDF
uses several other guiding frameworks developed within the developmental space. Spatial Planning and
Land Use Management Act (SPLUMA), 2013 is one such Act. The principles of the SPLUMA are a guiding
driver of the NSDF, and these include Spatial Justice, Accountability, and Resilience, as well as Efficiency and

Good Administration.

Implications for the Langeberg Local Municipality Human Settlements Plan:

For the Human Settlements Plan to be in line with the NSDF, it requires adhering to the key principles
outlinedin the SPLUMA. Therefore, the Human Settlements Plan needs to promote the principles of spatial

justice, accountability, and resilience, as well as efficiency and good administration.

2.1.11. The Spatial Planning and Land Use Management Act (no.16 of 2013):

The Spatial Planning and Land Use Management Act no.16 of 2013 (SPLUMA) provides a framework for
spatial planning and land use management in the Republic of South Africa in addition to many other

functions. The Act applies to the entire area of the Republic, and is legislation enacted in terms of the
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Constitution of South Africa. There are several objectives of the Act, namely, to provide for a comprehensive
system of spatial planning and land use management and ensure that this system promotes social and
economic inclusion. Additionally, the Act provides for development principles, norms and standards,
sustainable and efficient use of land, cooperative government, and intergovernmental relations, and finally,
aims to redress the imbalances of the past and ensure equity in the application of spatial development

planning and land use management systems.

The Act lists several key development principles which must be considered in spatial planning, land
development and land use management. These are the principle of spatial justice, spatial sustainability,

spatial resilience, the principle of efficiency and the principle of good governance.

The principle of spatial justice refers to correcting spatial, social, and economic inequities through increased
access to land, especially for disadvantaged persons and communities. This includes provisions for the
management of disadvantaged areas, informal settlements, and former homeland areas, as well as
accommodation of access to secure tenure in informal areas. The principle of spatial sustainability refers to
the need for spatial developments to be financially, economically, socially, environmentally, and
agriculturally sustainable in all senses. The principle of spatial resilience requires that accommodation is
made to secure the livelihoods of individuals and households in areas likely to be impacted by negative
economic or environmental shocks. The principle of efficiency requires optimisation in the use of resources
by minimising negative economic, social, financial, or environmental impacts. Finally, the principle of good
administration refers to an integrated governmental approach to spatial development that is guided by this

Act, obeys laws relating to land use and development, and is transparent in nature.

Implications for the Langeberg Local Municipality:

The Langeberg Local Municipality Human Settlements Plan will need to be cognisant of the Act described

above and the key principles thereof in any land use or development proposed. In addition, the proposed

developments must be in line with national, provincial, and local spatial and land use frameworks.

2.1.12. Towards a Policy Foundation for the Development of Human Settlements

Legislation (2015):

Previous legislation, frameworks, and policies have gaps in recommendations as well as divergence in
implementation strategies. One of these shortcomings is that previous policy has failed to achieve the
provision of different housing typologies for different income brackets, as well as the development of

housing in proximity to schools, clinics, businesses, and job opportunities as a result of poor spatial planning.

This publication is the outcome of a review of previous legislation, frameworks and policy and explains their
shortcomings, and recommends goals for a new policy aimed at achieving the primary goal of the

development of sustainable human settlements and improving the quality of household life in South Africa.
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The recommendations with respect to the achievement of the main goal are as follows. Human settlement

projects should be aimed at achieving:

1. The development of integrated communities and neighbourhoods, both socio-economically and
spatially;

2. Improved access to housing and good quality living environments;

3. Promoting and supporting the development of a more functional and equitable residential property
market; and finally

4. Improving institutional capacity and capabilities.

Implications for the Langeberg Local Municipality:

The Langeberg Local Municipality Human Settlements Plan should be aimed at providing housing of different
typologies and tenure options on well-located land to promote the social and economic integration of
communities and provide access to education, health, social and transport facilities, as well as access to job
opportunities. This will promote the development of sustainable human settlements and the achievement

of improved quality of life for households of the Municipality.

2.1.13. National Department of Human Settlements Strategic Plan 2020 — 2025:

This document sets out the mandate, strategic focus and methods of measuring the performance of the
National Department of Human Settlements for the 2020 - 2025 period. The Department sets its vision as “a
nation housed in sustainable human settlements with improved quality of household life”. An important
feature of the priorities of the National Department of Human Settlements Strategic plan 2020 - 2025, is the

newly identified priority beneficiary groups for top structure opportunities. These groups are the following:

1. Beneficiaries aged 60 years and older;
2. Disabled-headed households;
Households led by military veterans;
Backyarders;

Projects prioritising well-located higher-density developments, and;
Child-headed households.

o v oA~ W

Implications for the Langeberg Local Municipality:

This human settlements plan will aid in prioritising these groups as beneficiaries of top structure

development plans to be in line with the priorities as set out by the National Department of Human

Settlements.
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2.2. Provincial policy:

2.2.1. Living Cape: A Human Settlement Framework (2019):

The Living Cape Human Settlement Framework aims to aid in shifting the Western Cape to a new way of
thinking about urban settlement development. The focus of this framework is to improve the quality of
human settlements in South Africa. One important goal is the development of sustainable human
settlements, defined as spaces which bring together housing and land, spatial and economic services,
networked infrastructure, as well as communities and social fabric. In this way, the sustainable human
settlements described in this framework require economic and social integration. This framework is aligned

with other national, provincial, and local policies towards urban human settlement and focuses on two aims:

1. Economic development; and

2. Strategic use of the investment of public funds.

Ultimately, the vision set out in the framework s that “ by 2040, human settlements in the Western Cape will
support the social and economic needs and empowerment of the people and communities. Communities, the

private sector, NGOs, and the state will work collaboratively and effectively to realise this vision”.

Implications for the Langeberg Local Municipality:

The Langeberg Local Municipality Human Settlements Plan will need to improve the quality of life for
households in urban areas, as well as aid in the provision of education and economic opportunities for these
communities. It will also need to promote the development of social facilities and aid in developing

communities rather in addition to the provision of housing.

2.2.2. Western Cape Informal Settlement Strategic Framework (2016)

The guiding principles of informal settlement development encourage improved safety, health, and tenure
security. It also promotes the involvement of organisations, private sector institutions, and community
participation in the development process. This also includes investment in education and training of
interested individuals. Additionally, spatial sustainability, efficiency, resilience, and good administration are
key principles. The realisation of these principles is aided when the development process is planned in
advance, so that land can be earmarked for development and spatial, social, and economic integration of
the community can be achieved. This is also to be done with the goal of minimising relocations, so as not to

disrupt community ties. Additionally, the rights of socially marginalised groups need to be protected, and

finally, the overarching goal should be the improvement of the quality of life in informal settlements.

Implications for the Langeberg Local Municipality:

The key principles outlined here will need to be carefully considered and applied in the development of the

Human Settlement Plan for the Langeberg Local Municipality.
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2.2.3. The Multi-Year Human Settlements Plan (Department of Human Settlements

Strategic Plan 2020-2025)

The Multi-Year Human Settlements Plan (Department of Human Settlements Strategic Plan 2020-2025) is a
strategic document, which sets out the plan of the Department of Human Settlements (DoHS) to address
human settlement issues in the Western Cape. The goal of the DoHS is to “accelerate delivery, while
promoting social cohesion through the development of sustainable, integrated and resilient settlements in an
open society.” To this end, the department wants to develop settlements which have access to basic and
socio-economic services, as well as encourage participation by citizens to promote continued development
through the collaboration of citizens and government. Finally, the department would like as many different
tenure options to be available as possible, so as not to exclude anyone based on their preferences for tenure
type. While these are the overarching goals of the department, the strategic plan for the period 2020-2025
has a dual focus. Firstly, improving opportunities for people to live in better locations, and secondly
improving the locations in which people currently live. This is because, although providing opportunities for
individuals to move to better locations is ideal, the department knows that, for a number of reasons, people
may continue to live in informal settlements for some time and would like to improve these settlements to

improve living conditions.

The department aims to do this by targeting Priority Housing Development Areas (PHDA’s), which are
earmarkedfor high-density, mixed-use developments which will be available to individuals ranging inincome
levels and tenure preferences. This will be aided by an area-based planning approach to ensure that a variety

of areas contribute to the human settlement development process.

Implications for the Langeberg Local Municipality:

For the Langeberg Local Municipality Human Settlements Plan to contribute to the broader goals of the
Western Cape Department of Human Settlements, the Plan should aim to prioritise development projects
which are high density, integrated, mixed-use and cater for a range of income levels as well as tenure

preferences. This will aid in the goal of providing better places for individuals to live.

2.2.4. Western Cape Land Use Planning Act (2014):

The Western Cape Land Use Planning Act is legislation that governs the use and development of land within
the Western Cape. The Act sets out the functions of the provincial and municipal government with respect
to land use and development. Additionally, it identifies key principles of spatial and land use planning,
municipal development management, provincial development management, and making provisions for

exemptions and authorisations as well as a planning advisory committee.

The Act statesthat provincial government must adopt a provincial spatial developmentframeworkand must

monitor theimpact of several matters on provincial land use planning. Includedin these mattersare housing,
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regional planning and development and urban rural development. The Act also sets out the aspects of land

use planning which the municipal government must regulate.

Finally, the Act states that land use planning in the Western Cape is to be guided by the following key

principles:

1. Spatial justice;
2. Spatial sustainability;
Efficiency;

Good administration; and

viohow

Spatial resilience.

Implications for the Langeberg Local Municipality:

Important for the purposes of the Langeberg Local Municipality Human Settlement Plan are the functions
of the provincial and municipal government with respect to land use planning, as well as the key land use
planning principles. The Langeberg Local Municipality Human Settlement Plan must therefore be in line with
both provincial and municipal land use planning frameworks. Additionally, the Plan must consider the key

principles of land use planning as determined by the Act, namely, spatial justice, sustainability, resilience,

good administration, and efficiency.

2.2.5. Provincial Spatial Development Framework (2014)

According to the Constitution, the Provincial Government is responsible for provincial and regional planning.
The Spatial Planning and Land Use Management Act (2013) as well as the Land Use Planning Act require the
Premiere to compile and publish a spatial development framework (SDF) for their province. It is further
requiredthatthe developmentstrategies of the PSDF align with those of the national government, provincial
departments, and those of municipalities. Thus, the PSDF “requires coordination, integration and alignment

between all spheres of government”.

The PSDF of 2014 proposes several guiding principles in the development of human settlements in the

Western Cape. These are:

1. Spatial Justice;
2. Sustainability and Resilience;
Spatial Efficiency;

Accessibility; and

AR S o

Quality and Liveability.

Spatial Justice refers to there being equal opportunity, social justice, and inclusion in human settlement
development. Sustainability and Resilience promote the efficient use of land and resources, as well as
prevention of the deterioration of ecosystems and conversion of high value agricultural land. Spatial
efficiency requires that human settlements be developed in a compact, mixed-use manner close to
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employment opportunities and public transport facilities. Accessibility - to services, facilities, employment,
training, and recreation, as well as transport nodes. Finally, quality and liveability are co-dependent features
of human settlements and rely on good, unique, and diverse design as well as maintenance of infrastructure

and safety.

Implications for the Langeberg Local Municipality:

The Langeberg Local Municipality Human Settlement Plan should promote developments which are in line
with the guiding principles above. This would allow alignment with not only the PSDF (2014) but also the
SPLUMA (2013) and the Land Use Management Act.

2.2.6. Western Cape Department of Human Settlements Strategic Plan 2020 - 2025:

This document sets out the priorities of the Western Cape Department of Human Settlements for the 2020
- 2025 period. In order to achieve the progressive realisation of the right of all South Africans to access to
adequate housing the government will require “boldness and radicalism in decision making”. With this goal
in mind, the Western Cape Department of Human Settlements has developed the following strategic

priorities:

1. The acceleration of housing opportunities with a focus on providing access to serviced sites rather than
top structure houses;

2. A more integrated approach to human settlements, with housing opportunities being better located
close to urban cores;

3. Innovation in human settlement solutions such as alternative building technologies, and;

4. Supporting economic growth and job creation through the location of new housing developments and

the use of local labour.

Implications for the Langeberg Local Municipality:

Thishuman settlements planaims to be inline with these strategic objectives by shifting the focus of housing
solutions from the wide-spread provision of top structures to the provision of serviced sites, as well as other
innovative solutions, such as the renting of serviced sites to non-qualifiers, the use of “super blocking” to
provide overarching services to informal communities, and recommendations regarding the development
of affordable and gap housing that contributes to the fiscal position of the municipality and aids in the

subsidisation of other developments for informal settlement service provision.

2.3. Local Policy

2.3.2. Municipal Profile: Langeberg Municipality (2024):

This Municipal Profile gives insight into the status of informal settlements in the Langeberg Local

Municipality and indicates that there are many basic services which are currently not being met in these
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areas. This has implications for the Langeberg Local Municipality Human Settlement Plan. The most

important basic services which need to be accessible to the residents of these communities are;

1. Water and sanitation.
2. Shelter.
3. Electricity.

4. Employment opportunities.

These basic services are vitally important to the economic and social sustainability of communities and

require a range of interventions to improve.

Implications for the Langeberg Local Municipality:

The Langeberg Local Municipality Human Settlement Plan needs to be developed in such a way as to
promote the improvement of the provision of these basic services. With the development of social housing
in the region, access to water and sanitation, shelter and electricity will be greatly improved. Additionally,
any development of human settlementsin the municipality will need tobe situated insuch a way as to create

integration with other urban areas, to improve access to employment opportunities.

2.3.2. Langeberg Municipality Spatial Development Framework Draft 2 (2023-2028):

The Langeberg Municipality Spatial Development Framework (MSDF) is a guide to sustainable growth and
development in the Langeberg municipal area. It proposes a spatial vision and principles that are aimed at
protecting and developing integrated, sustainable settlements and liveable environments and promote
economic and social prosperity. The MSDF hopes to achieve this vision by utilising the key principles put
forward by the Spatial Planning and Land Use Management Act (SPLUMA). These principles guide the
performance qualities which determine how well settlements perform. These qualities are liveable

environments and sustainable settlements.

Implications for the Langeberg Local Municipality Human Settlement Plan:

The Langeberg Human Settlement Plan will need to be designed in such a way as to promote the
achievement of liveability and sustainability by focusing on the SPLUMA principles in land use and
development. This spatial development framework also contains information regarding housing demand,
land supply and guidelines for settlement development, as well as detailed information regarding priority
areas for housing development in every majour town in the Langeberg LM. This document is therefore vital
to the development of this human settlements plan. The priorities and guidelines detailed in this document
will be used to guide the development of this plan and engagement with the municipality regarding these

priorities will continue throughout the process.
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2.3.3. Langeberg Integrated Development Plan (2023/2024):

The Langeberg Municipality Integrated Development Plan of 2023/2024 is the primary strategic plan and
prioritises the most important developmental and governance needs of the municipality. Thus, the

Langeberg has developed five key goals with respect to this plan. These are as follows:

- “Ensure efficient administration for good governance;

- Provide infrastructure for sustainable and affordable basic services;

- Promote a safe and secure environment;

- Promote and facilitate investment and local economic development; and
- Provide sustainable financial management”.

Two key predetermined objectives relating to the provision of infrastructure for sustainable and affordable

basic service are:

1. The provision and management of affordable and low-cost housing; and

2. The provision and maintenance of recreational, educational and community facilities.

It is further noted that in support of providing affordable and low-cost housing, an updated Human

Settlements Plan needs to be developed for the municipality.

The municipality also notes that access to adequate housing is a constitutional right of all citizens, and
adequate housing also includes access to basic services as well as a decent standard of living. Finally, the IDP
indicates that housing development should be integrated into existing urban areas to limit the negative

effects of urban sprawl.

Implications for the Langeberg Local Municipality:

This Human Settlements Plan is the first step to achieving the goal of providing affordable and low-cost
housing. For the IDP to be in line with the other objectives and goals of the municipality, it is important that
housing development plans which are integrated into urban areas are promoted. This will reduce the
negative impacts of urban sprawl and aid in providing access to existing recreational, educational and
community facilities. In addition, the location of housing developments within urban areas will promote
economic growth and development due to the increased access to job opportunities and shopping
infrastructure. Finally, to aid the goal of sustainable financial management, the Human Settlement Plan
should promote financially, economically, and socially sustainable housing developments to make efficient
use of the limited resources of the municipality. The IDP and SDF are interrelated documents that set out the
plans for development in the Langeberg LM. The human settlements plan will therefore also focus on taking
into account the priorities and limitations as outlinedin the IDP, as well as continuing to have communication

with the municipality in this regard.

2.3.4. Langeberg LM Local Economic Development Strategy (2023):

The Local Economic Development (LED) strategyis aguiding document with regards to the approach to local
economic development over a 5 year period. This guide aims to promote economic growth and job creation
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inthe Langeberg LM. The vision of the LED strategy is “to be the most inclusive, sustainable and responsible
municipality through collaboration, service excellence, skills development and marketing to achieve local

economic growth”.
The following goals are aimed at achieving this vision:

e Economic growth and transformation;

e Sustainable growth, and;

e Inclusive development.
One of the programmes aimed at strengthening and developing local businesses is the attraction of new
investment. Within this programme, an objective it to develop a property database which lists the serviced
sites in the municipality that could be developed. A project within the objective of optimally using and
managing resources is to conduct a municipal infrastructure audit. This would determine the current state
of infrastructure and level of maintenance required. This would aid in future planning to ensure that
infrastructure does not fall into a state of disrepair. Additionally, within this objective is a project which aims
to identify the land which is available for development and the establishment of services required for the

effective development of this land.

Implications for the Langeberg Local Municipality:

The Langeberg LM Human Settlements Plan, to be in line with the Langeberg LM LED, should promote the
development of a property database, listing the sites that could be developed with respect to human
settlement. Additionally, the Human Settlements Plan should call for the determination of the state of
municipal infrastructure and identification of the level of upgrades and maintenance required. This implies
the identification of land available for development and determination of level of services available as well
as the infrastructural requirements for development with respect to human settlements. These objectives

are addressed in this Plan, aligning the Langeberg LM LED and Human Settlements Plan.
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3. SPATIAL ANALYSIS

This section provides an overview of the location of the Langeberg Local Municipality (Langeberg LM) within
the provincial and regional context, as well as its terrain and transport linkages to the rest of the country.
The purpose of this is to provide an understanding of the terrain and infrastructural environment of the

Langeberg LM, as this is the context in which this plan is developed.

3.1. Location and regional context:
The Langeberg LM is located in the central-eastern part of the Western Cape and is a part of the bigger Cape
Winelands District Municipality (Cape Winelands DM). The Langeberg LM is one of five local municipalities
included in the Cape Winelands District Municipality. The other four are the Breede Valley, Drakenstein,

Stellenbosch and Witzenberg Local Municipalities.

The map below illustrates the location of the Langeberg Local Municipality within the Western Cape.

Figure 3.1: Location of Langeberg LM in the Western Cape
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(Mapable, 2024)

The map below shows the location of the Langeberg LM in the context of the other four local municipalities

which make up the Cape Winelands DM.
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Figure 3.2: Location of Langeberg LM in relation to the local municipadlities of the Cape Winelands DM

/) P

Tankwa Karoo
Nanoeal
Park
Namakwa
Cedaiborg

Suthetlond

Mayp et

Witzenberg

Laungsburg

L Town

Boosm ansba)
S5 e o

It 1 e
Holland Natar,
QT ve

/-—\ f

Sucix

Swellendam

(Mapable, 2024)

The map presented above illustrates that the only local municipality in the District that boarders the
Langeberg LM is the Breede Valley LM. The Langeberg LM is bordered on the south by the Overberg DM, on
the east by the Hessequa LM, and on the north-east by the Kannaland LM, both of which are a part of the
Garden Route DM.

The total area of the Cape Winelands DM is 21 473 square kilometres (Quantec, 2024). The largest local
municipality in the District is the Witzenberg LM, with a land area of 10 753 square kilometres. Langeberg is
the second largest local municipality in the District with an area of 4 518 square kilometres and covers
approximately 21% of the total land area of the Cape Winelands DM (Quantec, 2024). After Langeberg, the
Breede Valley LM isthe nextlargest, followedby the Drakenstein LM, and then the smallestlocal municipality

in the District is Stellenbosch LM.

30
Ue

PR —



Langeberg Local Municipality Human Settlements Plan

3.1.1. Major urban nodes

The Langeberg LM consists of five main settlement areas, namely; Robertson, Montagu, McGregor, Ashton
and Bonnievale. Robertson and Montagu are classified as first order settlements, while McGregor,
Bonnievale and Ashton are classified as second order settlements (Langeberg, 2014-2018). These towns are
all located on the southernside of the Langeberg Mountain, with the exception of Montagu, whichislocated
at the top of the Cogmanskloof pass and situated at the confluence of the Keisie and Kingna rivers which
join to become the Cogmanskloof river. The location of these areas within the municipality are presentedin

figure 3 below.

Figure 3.3: Location of settlements in the Langeberg LM

- \ J
oo . >
A ‘
Robertson
4

(Mapable, 2024)

These five towns are the main nodes of economic activity in the Langeberg LM. The sum of the land area of
these towns is roughly 129 square kilometres, which is just 3% of the total land area of the municipality,
however, 59% of the population of the municipality are employed in these towns, with most of these people
being employed in Robertson, Montagu and Bonnievale. The rest of the land area (97%) of the Langeberg

LM is entirely farmland (Quantec, 2024).
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3.1.2. Terrain

As mentioned above, Montagu is located at the top of the Cogmanskloof pass. This pass is a gateway from
the Breede river valley into the Karoo and is the only major pass over the Langeberg Mountain in the
Langeberg LM. It should also be noted that the Cogmanskloof River flows from Montagu into Ashton, after
which it joins with the Breede River, which has come from Worcester, passed Robertson, and will continue
to pass Bonnievale before leaving the Langeberg LM inits south-eastern corner. This confluence of several
riversin the Langeberg LM provides a significant source of water, which s crucial to the many farms in the
region. It istherefore no surprise that the municipality has a strong agricultural industry which employs many
residents. Much of this land is used for the farming of grapes and the subsequent production of wine in the

municipality which has links to all other industries in the surrounding areas.

3.1.3. Transport links

3.1.3.1. Roads

The Langeberg LM is passed on the north by the N1 and on the south by the N2. This makes the municipality
easily accessible from Cape Town and allows the easy transport of people and products into and out of the
municipality. Between the N1 and the N2 there are a number of arterial routes/main roads as well as
secondaryroads which connectthe settlementsillustrated above. The figure below shows the road network

within the Langeberg LM.

Figure 3.4: Road network in the Langeberg LM
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3.1.3.2. Rail

In addition to the road networks in the Langeberg LM, there is also a commercial train track passing through
the municipality. This railway line carries cargo from Swellendam, through the Langeberg LM, to Worcester,
where it either goes north towards Johannesburg or south towards Cape Town. This train line goes through
Bonnievale, Ashton and Robertson on between Swellendam and Worcester. The figure below presents this

train line.

Figure 3.5: Rail line through the Langeberg LM
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3.2. Conclusion

This section has provided an overview of the area in which the Langeberg LM is located as well a broad
description of the features of this area. This gives a clear understanding of the size and location of the
municipality and its urban and non-urban areas. This understanding lays the groundwork for the analyses

and discussions that follow.
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4. BASELINE ASSESSMENT

4.1. Introduction

This chapter presents an overview of the demographics, economic profile and access to basic services and
amenities in the Langeberg LM. The overview of demographics provides an insight into the current
demographic profile of the municipality by presenting current information regarding population and
households, gender, age, education, as well as the dynamics regarding dwellings, tenure status and

geography of areas in which residents of the towns and farms reside.

The economic profile of the discusses the labour market, household income and important economic
activities in the major settlements as well as farming areas of the municipality. Additionally, the access that
residents have to basic services as well as amenities such as recreational facilities and local government

services is discussed.

This section provides context for the sections that will follow. The socio-economic dynamics of the
municipality are important to understand as it will inform the recommendations regarding human

settlement developments in the municipality.

4.2. Demographic profile

4.2.1. Population and households

Table 1 below illustrates the population, number of households and their average size, as well as population
and household density of the Langeberg Local Municipality (Langeberg LM) in the context of the Cape
Winelands District Municipality (Cape Winelands DM) and the Western Cape. Additionally, the Cape
Winelands DM population is presented as a percentage of the total population of the Western Cape, and the

Langeberg LM population is presented as a percentage of the Western Cape and the Cape Winelands DM.’

Table 4.1: Population and household dynamics

Cape
Western Cape Langeberg
Winelands
Population (Number) 7321277 980 987 126 531
Households (Number) 2031949 244330 32063
Average household size (Number of persons per household) 3,60 4,02 3,95
Population density (Number of persons per square kilometre) 56,55 45,68 28,01
Households density (Number of households per square kilometre) 15,70 11,38 7,10

1 This is based on the official data published by StatsSA, but it has been brought to our attention that these figures are not accurate. We
are in contact with StatsSA regarding a meeting to discuss what can be done about any inaccuracies in the published data.
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Cape
Western Cape Langeber
Winelands 8 8
Percent share of Western Cape population 13,00 2,00
Percent share of Cape Winelands DM population 13,00

(Quantec EasyData, Urban-Econ calculations 2024)

The table above indicates that the Langeberg LM is a sparsely populated local municipality within the
broader Cape Winelands DM with 28,01 persons per square kilometer and is far below the average
population and household density of the Western Cape (56,55). Thisis an expected result due to the rural
nature of most of the municipality. This will have impacted settlement patterns within the municipality as

well as basic service delivery and economic opportunity.

The population of the Cape Winelands DM is 13% of the population of the Western Cape while the population
of the Langeberg LM is 13% of the Cape Winelands DM, and 2% of the population of the Western Cape.

Figure 1 below presents the relative distribution of the population of the Cape Winelands DM. As the table
above shows, the Langeberg LM accounts for 13% of the population of the Cape Winelands DM. Thus, the
Langeberg LM has the smallest population of the local municipalities that make up the Cape Winelands DM.

Figure 4.1: Population proportions of Cape Winelands DM

Langeberg ; 12,90% Witzenberg; 14,71%

Breede Valley; 22,12%

Drakenstein; 30,89%

Stellenbosch; 19,38%

(Quantec EasyData, Urban-Econ calculations 2024)

The distribution of relative populations is presented for the areas withinthe Langeberg LM in Figure 2 below.
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Figure 4.2: Population proportions of Langeberg LM
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(Quantec EasyData, Urban-Econ calculations 2024)

As the figure shows, nearly a third (30%) of the population of the municipality live in non-urban areas.
Robertson and Montagu are the most populous towns in the municipality, with 22% and 16% of the
population, respectively. The high proportion of the population living in non-urban areas is not surprising
given due to the extensive largescale agriculture taking place in the municipality, which causes low

population density (28,01 individuals per square kilometre) and large proportion of the municipality which is

non-urban (97%).

Next, the distribution of household size within the municipality is presented in Table 4.2 below.

Table 4.2: Distribution of household size in Langeberg LM

Average household size
Langeberg LM 3,95
Ashton 4,34
Bonnievale 3,83
Langeberg NU 4,08
Mcgregor 477
Montagu 3,77
Nkqubela 3,13
Robertson 3,86
Zolani 3,55

(Quantec EasyData, Urban-Econ calculations 2024)
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The average household size in the Langeberg LM is 3,95 members. We can therefore see that Ashton and
non-urban areas have above average household sizes for the municipality. The area with the lowest average
household size is Nkqubela, followed by Zolani. Itis illustrated below that Nkqubela and Zolani are also the
areas withthe highest proportion of young individuals, aged 0-14, and youth, aged 15-43. The smalleraverage
household sizes in Zolani and Nkqubela are likely to be due to the younger average age of these areas when

compared to the other major settlements in the municipality.

4.2.2. Age and Gender

This section presents the age and gender profile of the Langeberg LM. First, the age and gender profiles of
the Langeberg LM are compared to that of the Cape Winelands DM and the Western Cape, before further
investigating the age-gender profile of the Langeberg LM. Table 3 below presents the gender profile of the

three focus areas.

Table 4.3: Gender distribution for the Langeberg LM, Cape Winelands DM and Western Cape

Western Cape Cape Winelands Langeberg
Male 49,09% 49,30% 49,01%
EamElE 50,91% 50,70% 50,99%

(Quantec EasyData, Urban-Econ calculations 2024)

As the table indicates, the Cape Winelands DM has a slightly higher proportion of males than the average for
the Western Cape, however, the Langeberg LM has an ever so slightly lower than average proportion of
males. These differences are very small, however. It is interesting to note that females are a greater

proportion of the population in all three areas.
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Figure 4.3: Age distribution of Langeberg LM, Cape Winelands DM and WC
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(Quantec EasyData, Urban-Econ calculations 2024)

The age distribution of the Langeberg LM is similar to that of both the Western Cape and the Cape Winelands
DM. However, the Langeberg LM has an above average proportion of young individuals, aged between o
and 14 (25,38%). The proportion of youth, aged 15-34 years (32,18%), is slightly lower in the Langeberg LM
thanitis in the Cape Winelands and Western Cape. The proportion of adults aged 35-64 (35,33%) is, however,
higher in the Langeberg LM than average for the Cape Winelands DM but slightly lower than that of the
Western Cape and the same is true for the retirement age individuals, aged 65+ years. The age-gender
dynamics will now be explored in more detail for the Langeberg LM. distribution will now be explored in

each of the areas within the Langeberg LM. Figure 4 below presents a stylized review of the data.
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Figure 4.4: Age and gender dynamics of the Langeberg LM
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(Quantec Easydata, Urban-Econ calculations 2024)

The age and gender dynamics of the Langeberg LM presentedin Figure 4.4 above indicate that the largest
proportion of the population (35,33%) are adults between the ages of 35-64. Additionally, in the years
between2014and 2022, the retirement-age population aged 65+ has grown faster than the other age groups
in the population withan average growth rate of 3,54% per annum. The age-gender pyramid furtherindicates
the proportions of the population falling into each age category and shows clearly the large proportion of
adults between the ages of 35 and 64. This illustration also indicates the larger proportion of females over
the age of 65 while the rest of the age groups appear to be fairly evenin terms of gender proportions. This
is likely to be the reason for the fact that females are a greater proportion of the population in the

municipality, making up 50,99% while 49,01% of the population are male.

The next section will discuss education dynamics.

4.2.3. Education

Education will first be explored by comparing the education levels of the population of the Langeberg LM
with that of the Western Cape and the Cape Winelands DM, followed by a breakdown of education levels
within the Langeberg LM.
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Figure 4.5 presents average educational attainment within the three areas discussed above.

Figure 4.5: Educational attainment within the Langeberg LM, Cape Winelands DM, and Western Cape

27,60% 28,32% 28,29%
23,70%
22,53%
20,84%
19,58%
17,07%
15,33%
12,96 13,192 13,60
,84%
1% o %
6,35% 74 6,65% i 7,14%
83 5,60% 952
4,22% I 4,063% ’
Western Cape Cape Winelands Langeberg
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(Quantec EasyData, Urban-Econ calculations 2024)

While the Langeberg LM has greater proportions of individuals who have some primary or have completed
their primary school education, it also has the highest proportion of individuals with no schooling, albeit by
a small margin. The proportion of individuals with some secondary education is equal, and accounts for the
largest proportion of individual educational attainment, in all three areas. The educational attainment of
individuals in the Langeberg LM differs most significantly from that of the other two areas presented here
once we look at the completion of secondary school and higher education. While the proportion of
individuals who have completed secondary schooling in the Langeberg LM is only 2% and 3% less than that of
the Cape Winelands DM and the Western Cape, respectively, the proportion of individuals with higher
educationin the Langeberg Municipality is half of the average for the Western Cape, and 2% lower than that

of the Cape Winelands Municipality.

Next, the educational attainment in the areas within the Langeberg LM is discussed.
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Figure 4.6: Educational attainment within the major Langeberg LM settlements
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(Quantec EasyData, Urban-Econ calculations 2024)

The distribution of educational attainment is presented in Figure 4.6 above. First, non-urban areas within the
municipality have the highest proportion of individuals with either no schooling or only some primary
education, as well as, to a lower extent, the highest proportion of individuals with only complete primary
education. This makes individuals in non-urban areas less educated, on average, than individuals in the rest
of the areas within the municipality. This is due to the distance from educational facilities that most
individuals in non-urban areas of the municipality live. This is discussed in further detail later on in this

chapter.

Next, Nkqubela and Zolani have the highest proportion of individuals who had completed some, but not all
secondary education. Finally, it is evident that McGregor has the highest proportion of residents with some
higher education. This is followed by Robertson and Montagu. Robertson appears to have high proportions
of individuals with greater levels of educational attainment, with Zolani also exhibiting high proportions of
individuals with either some or completed secondary education, although a relatively low proportion of
individuals with some higher education (3%). This phenomenon may be linked to the high growth of
retirement-age individuals (65+) in the municipality, who move to areas such as Robertson, McGregor and
Montagu to retire. An ability to retire indicates a higher level of wealth and is therefore correlated with

educational attainment.
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4.2.4. Dwelling

The types of dwelling in which individuals reside is investigated, starting by looking at the proportions of
individuals living in formal or informal dwellings in the Langeberg LM, compared to that of the Western Cape

and Cape Winelands DM. This is followed by the same analysis for areas within the Langeberg LM.

Figure 4.7 below presents the proportions of individuals residing in formal or informal dwellings in the

Western Cape, Cape Winelands DM, and the Langeberg LM.

Figure 4.7: Dwellings in Langeberg LM, Cape Winelands DM and Western Cape

93,30%
88,40% 88,55%
1,36% 1,24%
Western Cape Cape Winelands Langeberg

Formal ™ Informal

(Quantec EasyData, Urban-Econ calculations 2024)

This figure illustrates that the Langeberg LM has a higher-than-average proportion of individuals residing in
formal dwellings than that of the Western Cape or Cape Winelands DM, with 93% of residents of the
Langeberg LM residingin formal dwellings. This indicates a preference for formal dwellingsin the Langeberg

LM.

Next, Figure 4.8 below presents the same analysis for the areas within the Langeberg LM.

42

URBAN-ECON
Colbrate Oeer



Langeberg Local Municipality Human Settlements Plan

Figure 4.8:Dwellings in majour Langeberg LM settlements
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(Quantec EasyData, Urban-Econ calculations 2024)

Although an average of 93% of residents of the Langeberg LM live in formal dwellings, there is a lot of
variability when considering individual settlements in the municipality . Figure 4.8 above shows that 99% and
98% of the residents of McGregor and the non-urban areas of the municipality, respectively, live in formal
dwellings. Additionally, Robertson and Zolani also exhibit higher than average levels of formal dwellingsin
the municipality with 94% and 95% of residents, respectively, living in formal dwellings. Montagu exhibits a
perfectly average proportion of formal dwellings, while Bonnievale, Ashton and Nkqubela all exhibit lower

than average proportions of individuals residing in formal dwellings.

Nkqubelais particularly interesting as the proportion of individuals residinginformal dwellingsis only slightly
higher than half, with an extremely high proportion (47%) of informal dwellings for the municipality. This is
animportant figure as this will be a key concernin the development of a human settlements plan. Robertson
has the highest population in the municipality and has the potential to drive the local economy. This high
proportion of informal dwellings so close to Robertson is therefore something that this plan will need to

focus on.

Next, the proportion of individuals living ininformal dwellings is compared to the proportion of individuals
who live in houses or brick/concrete house structures, which are by far the most common type of formal

housing in the municipality. This is presented in table below.
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Table 4.4: Dwelling comparison in major Langeberg LM settlements

House or brick/ concrete block
structure on a separate stand or
yard or on a farm Informal dwelling (shack in/out of a backyard) Total
Ashton 72% 13% 85%
Bonnievale 81% 12% 94%
I’:laneberg 96 @ 97%
McGregor 96% 0% 96%
Montagu 91% 6% 97%
Nkqubela 49% 47% 95%
Robertson 82% 5% 87%
Zolani 91% 5% 96%
Average 82% 1% 93%

(Quantec EasyData, Urban-Econ calculations 2024)
As can be seen, the proportion of individuals living in houses or brick/concrete structures far outweighs the
proportion of individuals living in any type of informal dwelling in most of the areas considered. It is clear
that, in line with table 4.4 presented above, Nkqubela is almost evenly split between formal and informal
housing. Additionally, Ashton and Bonnievale have relatively high proportions of residents living in informal

housing. *
4.2.5. Tenure Status

In this section, the tenure status of households within the Langeberg LM will first be compared to that of
the Cape Winelands DM and the Western Cape by comparing the average proportions of households which
live under each different tenure type. This will give a broad understanding of how the tenure preferences of
Langeberg LM compare to those of the wider regions of whichitis a part. This will then be done within the
Langeberg LM in order to gain an understanding of preferences for different types of tenure options within

the Langeberg LM.

The figure below shows tenure status of households in the Langeberg LM, Cape Winelands DM and the
Western Cape.

2 |tis important to note that, as shown, the percentages above do not add to 100% as not all categories of housing have been included.
This is due to the small proportions of individuals living in housing types outside of the two shown above. An exception tothis is Ashton,

where 11% of individuals reside in a semi-detached house.
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Figure 4.9: Tenure status in the Langeberg LM, Cape Winelands DM and Western Cape
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(Quantec EasyData, Urban-Econ calculations 2024)

Figure 4.9 above indicates that a greater proportion of the Langeberg LM residents own and have fully paid
off their dwellings than is the average for the Western Cape or the Cape Winelands. Another point of
importance s that the proportion of residents renting their dwellingis high in the Langeberg LM and is much

higher than the proportion of residents busy paying off their dwellings.

Figure 4.10 below presents the tenure status of residents living in each of the areas in the Langeberg LM.
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Figure 4.10: Tenure status in major Langeberg LM settlements
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(Quantec EasyData, Urban-Econ calculations 2024)

The figure above provides an understanding of the tenure preferences of residents of each of the areas in
the Langeberg LM. In Ashton, Bonnievale, McGregor, Montagu and Robertson the largest proportion of
residents are owners of their own dwelling and have fully paid it off. This is not the case, however, in the
non-urban areas, Nkqubela, or Zolani. In the non-urban areas, the largest proportion of residents occupy
their dwellings rent free which is due to most urban residents status as farm labourers, whose dwellingis a
part of the employment agreement. This is followed by rental dwellings. In Nkqubela, there is a high
proportion of dwelling rentals and in Zolani, in particular, there is a large dominance for the rental of
dwellings. 83% of the residents of Zolani rent their dwellings (Quantec, 2024) which is likely to be due to
insufficient resources with which to purchase property in these areas. This is followed by the proportion of

residents currently paying off their dwelling. Only 4% of residents of Zolani have fully paid off their dwelling.

In the next section, a brief discussion of the geography of the areas in which people live is provided for the
Langeberg LM, Cape Winelands DM and the Western Cape, as well as the areas within the Langeberg LM.
This will add to the understanding of the dwelling dynamics within the Langeberg LM.

4.2.6. Geography

Figure 4.11 below shows the geography of the areas in which people live in the Western Cape, Cape
Winelands DM and the Langeberg LM. This will provide some context as to how the Langeberg LM compares
to the broader areas to which it belongs.
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Figure 4.11: Dwelling geography in the Langeberg LM, Cape Winelands DM and Western Cape
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(Quantec EasyData, Urban-Econ calculations 2024)

The figure above illustrates that the proportion of farm residents in the Langeberg Local Municipality is four
times higher than the average for the Western Cape province and 4% greater than the average for the Cape

Winelands District Municipality.

While the Langeberg LM has arelatively high proportion of residents living on farms when compared to the
Western Cape, it should be noted that Ashton is the only urban areain which some of the residentslive on
farms (6%). In Robertson, Bonnievale, McGregor, Montagu, Nkqubela and Zolani, 100% of individuals reside
in urban areas. However, within the non-urban areas of the Langeberg LM, 100% of residents reside on farms

(Quantec, 2024).

4.3. Economic profile

This section will look at the economic profile of the Langeberg LM. This will begin with a discussion of the
employment and income dynamics of the municipality, followed by an investigation into the economic

performance of the economy of the municipality and its driving sectors.

4.3.1. Labour Market

4.3.1.1. Employment and unemployment

Employment dynamics are investigated by looking at the proportion of individuals who are employed,
unemployed and economically inactive, as well as by looking at the formal unemployment and labour force

participation rates, in each of the important regions or areas.
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First, we look at these figures for the Western Cape, Cape Winelands DM, and the Langeberg LM which are

presented in Figure 4.12 below.

Figure 4.12: Employment and unemployment in the Langeberg LM, Cape Winelands DM and Western Cape

59,29%
55,40%
48,57%
. 3495%
3518% 33,95%
16,50%
9,83%
6,98%
Employed Unemployed Not economically active

Western Cape Cape Winelands ® Langeberg

(Quantec EasyData, Urban-Econ calculations 2024)

The Langeberg LM has the highest proportion of working-age individuals who are employed (59,29%) and
the lowest proportions of unemployed (6,98%) and economically inactive (33,95%) individuals. Importantly,
the Western Cape has more than double the proportion of unemployed individuals than the Langeberg LM.
What is interesting is that in the South African context, only 38,40% of the working-age population are

employed (Quantec, 2024). 3

The formal unemployment rates as well as the labour force participation rates within each of these regions

are presented in Table 4.5 below.

Table 4.5: Unemployment and labour force participation rates in the Langeberg LM, Cape Winelands DM and Western Cape

Unemployment rate Labour force participation rate
Western Cape 25,43% 64,89%
Cape Winelands 15,11% 65,15%
Langeberg 10,59% 66,18%

(Quantec EasyData, Urban-Econ calculations 2024)

3 The percentages presented in the figure above do not represent the formal employment or unemployment rates but rather the
percentage of the working age population who are employed or unemployed. The unemployment rate is formally calculated as the
unemployed population as a proportion of the working-age population, minus the economically inactive population.
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The unemploymentand labour force participation rates inthe three areas corroborate the finding expressed
in Table 4.5 above. The unemployment rates in the Langeberg LM and the Cape Winelands DM are higher
than the proportions of unemployed working-age individuals in these areas, while the unemployment rate
in the Western Cape is lower than the proportion of working-age individuals in the province who are
unemployed. This is a reflection of the relatively low labour force participation rate in the Western Cape
when compared to the Langeberg LM and the Cape Winelands DM. Importantly, the unemployment rate in
the Langeberg LM (10,6%) is extremely low in the national context, as the formal South African

unemployment rate in 2022 was 33,85% (Quantec, 2024).

Next, these figures are presentedforeach of the areas withinthe Langeberg Local Municipality in Figure 4.13

below.

Figure 4.13: Employment and unemployment in the major Langeberg LM settlements

70,10%
61,05%
. 5%75%
51,38% 50,66% 50,93% 47,65%
9 ,75%
41,98% 42,69% 4475
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28,12% 30,29%
26,03% 22,35%
10,8
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Employed Unemployed B Not economically active

(Quantec EasyData, Urban-Econ calculations 2024)

The figure above illustrates that the non-urban areas of the Langeberg LM exhibit the highest proportion of
employed individuals out of all the major Langeberg LM settlements. Bonnievale is another area in which
more than half of the working-age population are employed. In all other areas within the Langeberg Local
Municipality less than half of the working-age population are employed. This indicates that the weighted
average of 59% presentedinFigure 4.13 is pulled upwards by the non-urban areas which contain nearly a third

of the population of the Langeberg LM. Non-urban areas contain 30% of the population of the municipality.

The proportion of working-age individuals that are unemployed s relatively low across all areas within the
municipality, except in Nkqubela, where 30% of the working-age population are unemployed. While
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Nkqubela has the same proportion of employed working-age individuals as Ashton, the unemployed
working-age population in Ashton is significantly lower than that of Nkqubela due to the high proportion of

economically inactive individuals.

The high proportion of economically inactive individuals within the municipality is noteworthy from the
figure above. While most areas within the municipality exhibit higher than a 34% economically inactive
population, the relatively low economically inactive population of non-urban areas is again a factor pulling

this average downwards.

Figure 4.13, like that of Figure 4.12 presented for the Langeberg LM, Cape Winelands DM and Western Cape,
illustrates the proportions of the working-age population who are employed, unemployed, and economically

inactive. The formal unemployment and labour force participation rates are presented in Table 6 below.

Table 4.6: Unemployment and labour force participation rates for the major Langeberg LM settlements

Labour force
Unemployment rate | participation rate
Ashton 18,77% 48,02%
Bonnievale 9,62% 60,57%
Langeberg NU 2,10% 71,61%
McGregor 13,73% 48,66%
Montagu 11,00% 47,96%
Nkqubela 43,73% 69,26%
Robertson 11,86% 50,77%
Zolani 32,65% 33,19%
Unweighted average 17,93% 53,76%

(Quantec EasyData, Urban-Econ calculations 2024)

The table presented above illustrates that while Nkqubela has one of the highest labour force participation
rates, it also has the highest unemployment rate, with 44% of economically active residents being
unemployed, indicating a very high proportion of individuals who are actively seeking employment
opportunities. This is important as these individuals are also residing in the largest town in the municipality

and therefore could contribute to its status as a driver of economic activity in the municipality.

This is in contrast to the non-urban areas of the municipality, in which there is the highest labour force

participation rate and a very low unemployment rate of only 2%.

Next, employment figures by sector and industry are explored. This is followed by the same examination for

the areas within the Langeberg LM.

4.3.1.2. Employment per sector and industry

Figure 4.14 below presents the proportion of individuals employed in the formal and informal sectors for the
Langeberg LM, Cape Winelands DM and Western Cape.
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Figure 4.14: Formal and informal employment in the Langeberg LM, Cape Winelands DM and Western Cape
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(Quantec EasyData, Urban-Econ calculations 2024)

This figure illustrates that the proportion of individuals working in the informal sector in the Langeberg LM

is higher than the averages of both the Cape Winelands DM and the Western Cape.

Next, the figure below shows the industries in which the formally employed individuals work the Langeberg

LM, Cape Winelands DM and Western Cape areas discussed above. Before presenting the figure, it is

important to provide an explanation of the components of the primary, secondary, and tertiary sectors.

These three sectors consist of the following industries:

1. Primary sector:

Agriculture, forestry and fishing;
Mining and quarrying.

2. Secondary sector:

Manufacturing;
Electricity, gas and water;

Construction.

3. Tertiary sector:
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- Community, social and personal services.

Figure 4.15: Sectors of employment in the Langeberg LM, Cape Winelands DM and Western Cape
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(Quantec EasyData, Urban-Econ calculations 2024)

The figure presented above indicates that the proportion of individuals employed in the Primary sector in
Langeberg LM s higher than average for the Cape Winelands DM and the Western Cape. The opposite is true

for the tertiary sector, whichaccounts for a lower-than-average proportion of employmentinthe Langeberg

LM than it does in the Cape Winelands DM and the Western Cape.
Next, these dynamics are discussed for the areas within the Langeberg LM.

The figure below shows the proportion of individuals working in the formal or informal sectorsin each of the

areas within the Langeberg Local Municipality.
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Figure 4.16: Formal and informal employment in major Langeberg LM settlements
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(Quantec EasyData, Urban-Econ calculations 2024)

Figure 4.16 indicates that, particularly, in Zolani, Nkqubela, Bonnievale, and Ashton, most individuals are
employed in the formal sector, while in the non-urban areas of the Langeberg LM the proportion of
individuals employed in the informal sector outweighs the number of individuals employed in the formal
sector. The proportion of individuals employed in the informal sector is also close to that of those employed
in the formal sector in McGregor, although this area has a large proportion of individuals who do not know

which sector they are employed in.

Next, the sectors in which individuals are employed is examined.
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Figure 4.17: Sectors of employment in major Langeberg LM settlements
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(Quantec EasyData, Urban-Econ calculations 2024)
4.3.2. Household income

In this section the dynamics of household income are explored by looking, first, at the household income
levels of the Langeberg LM in conjunction with the Cape Winelands DM and the Western Cape. Household

incomes in the areas which make up the Langeberg LM will then be explored to gain further insight into the

dynamics of household income in the major Langeberg LM settlements.

Table 4.7 below presents the average annual household income levels of the Western Cape, Cape Winelands

DM, and the Langeberg LM.

Table 4.7: Average annual household income of the Langeberg LM, Cape Winelands DM and Western Cape

R
Western Cape 333 190,90

R301217,2
Cape Winelands 3 7,29

R241946,66

Langeberg

(Quantec EasyData, Urban-Econ calculations 2024)

The Langeberg LM has an average annual household income of R241 946,66. This is nearly 20% lower than
the average of the Cape Winelands DM, which itself has an average annual household income (R301 217,29)
which is nearly 10% lower than the average for the Western Cape (R333 190,90) . The average annual
household income for residents of the Langeberg LM is thus 27,3% lower than the average annual household
income of the Western Cape. Next, the proportions of households in the Langeberg LM which fall into each
of the respective income brackets are presented in Figure 4.18 below.
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Figure 4.18: Annual household income in the Langeberg LM
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(Quantec EasyData, Urban-Econ calculations 2024)

Next, in order to simplify Figure 4.18 above the table below presents the proportion of households which

are indigent, low income, middle income, or high income in the Langeberg LM by grouping the income

thresholds above. The average levels for the Langeberg LM are presented in the top row, followed by the

proportions for each of the major settlements in the Langeberg LM in order to gain a deeper understanding

of the household income dynamics in the municipality.

Table 4.8: Average annual household income thresholds in Langeberg LM

Lower middle Upper middle
income income High income
Indigent Low income (R71978 - (R287 910 - R2 (R2 303 276 or
(Ro-R8997) | (R8998-R71977) R287 909) 303 275) more)
Langeberg LM 12,50% 44,47% 30,65% 11,92% 0,46%
12,64% 38,65% 33,88% 14,44% 0,39%
Ashton
9,06% 44,44% 35,43% 10,66% 0,42%
Bonnievale
5,82% 55,75% 27,49% 10,34% 0,60%
Langeberg NU
7,79% 42,44% 35,27% 13,44% 1,07%
McGregor
12,41% 41,16% 32,42% 13,75% 0,25%
Montagu
28,09% 56,40% 14,42% 1,08% 0,00%
Nkqubela
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Lower middle Upper middle
income income High income
Indigent Low income (R71978 - (R287 910 - R2 (R2 303 276 or
(Ro-R8997) | (R8998-R71977) R287 909) 303 275) more)
11,59% 30,82% 38,96% 17,94% 0,69%
Robertson
35,15% 44,08% 16,91% 3,86% 0,00%
Zolani

(Quantec EasyData, Urban-Econ calculations 2024)

This table provides some important detail on the average household income levels in the different
settlements in the municipality. Firstly, it is clear that Zolani and Nkqubela have extremely high proportions
of indigent households when compared to the proportions of these households in the rest of the major
settlements. Interestingly, while non-urban areas have the lowest proportion of indigent households, these
areas exhibit nearly as high a proportion of low-income households (55,75%) to Nkqubela, which has the
highest proportion (56,40%), and which is significantly higher than the average level for the municipality
(44,47%). Indigent and low-income households together make up 84,49% of households in this settlement.
This is followed by Zolani in which, together, indigent and low-income households make up 79,23% of the

households.

Robertson then has the highest proportion of households falling into the upper-middle income category

(17,94%), while McGregor has the highest proportion of households falling into the high income category
(1,07%)

In order to simplify interpretation and improve understanding of the figure above, Figure 4.19 below

presents the figures discussed above in a visual manner.

Figure 4.19: Annual average household income in LM and major settlements
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(Quantec EasyData, Urban-Econ calculations 2024)
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4.3.3. Gross Value Added (GVA)

Figure 4.20 below illustrates the growth rates in Gross Value Added (GVA) for the Western Cape, Cape
Winelands DM and the Langeberg LM.

Figure 4.20: Growth in GVA for the Langeberg LM, Cape Winelands DM and Western Cape
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(Quantec EasyData, Urban-Econ calculations 2024)

Thisfigure illustrates that the Langeberg LM had growth rates higher than the averages of the Western Cape
and Cape Winelands DM for 6 of the 8 years before 2019. In 2019 and 2020 the Langeberg LM had negative
growth rates in GVA due to the economic effects of the Covid-19 Pandemic. Although its decrease in growth
rate was greater than average during 2019, it had a lower-than-average negative growth rate in 2020.
Additionally, the Langeberg LM outperformed the average for the Western Cape and Cape Winelands DM in
terms of its comeback from the effects of the pandemic in 2021 and 2022. The growth rate in 2023, although

not greater than average for the Western Cape, was greater than the average for the Cape Winelands DM.

In Figure 4.21 presented below, the total GVA of the Cape Winelands DM is investigated by examining the

relative contributions of the local municipalities to the total GVA of the district municipality.
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Figure 4.21: Contribution of Langeberg LM to total GVA of Cape Winelands DM
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(Quantec EasyData, Urban-Econ calculations 2024)

The figure above indicates that the Langeberg LM contributed 10% to the total GVA of the Cape Winelands
DM in 2023. This makes Langeberg the smallest local municipality within the Cape Winelands DM. This is a
relatively small contribution as the population of the Langeberg LM is 12% of the total population of the Cape
Winelands DM (Quantec, 2024). The Breede Valley LM also has a relatively small economy, since its
contribution to the total GVA of the Cape Winelands DM is smaller than its relative contribution to total
population. The Stellenbosch and Drakenstein LM’s contribute, respectively, 24% and 33% to the total GVA of
the Cape Winelands DM, which are relatively high contributions as their populations are 19% and 31% of the

total population of the Cape Winelands DM (Quantec, 2024).

Next, Figure 4.22 presents the Gross Value Added by each sector within the Western Cape, Cape Winelands
DM, and the Langeberg LM. This is presented as the percentage of total GVA added by each sector in the

respective regions at current prices.
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Figure 4.22: Proportional contributions to GVA by sector for the Langeberg LM, Cape Winelands DM and Western Cape
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(Quantec EasyData, Urban-Econ calculations 2024)

The figure above shows that the Primary sector in the Langeberg LM contributes a greater than average
proportion to GVA than both the Western Cape and Cape Winelands DM, although this proportion is the
lowest contribution of all three sectors. The secondary sector is also a slightly greater than average
contributor to economic activity incomparisonto the other two regions. Finally, the tertiary sectorisa below

average contributor to economic activity in the context of the Western Cape and Cape Winelands DM.

Finally Figure 4.23 below presents the Gross Value Added by each sector in the Western Cape, Cape
Winelands DM and the Langeberg LM.
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Figure 4.23: Gross Value Added per industry in the Langeberg LM, Cape Winelands DM and Western Cape
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(Quantec EasyData, Urban-Econ calculations 2024)

As the figure illustrates, the value added by the Primary sector in the Langeberg LM is driven by the
agriculture, forestry and fishing industry as mining and quarrying do not add a significant proportion to GVA
at all in any of the regions discussed here. Additionally, the manufacturing and wholesale and retail trade,
catering and accommodation industries both contribute more (17,91- and 17,37% respectively) to the total
GVA of the Langeberg LM than these sectors do for the Western Cape and Cape Winelands DM. Finally, it can
be seen that finance, insurance, real estate, and business services, as well as central government and
community, social and personal services are all industries which contribute less to the GVA of the Langeberg
LM than they do to that of the Western Cape and the Cape Winelands DM. although the finance, insurance,
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real estate, and business services sector is a driving force behind the value added by the Langeberg LM

(21,63%).

The next section presents the level of access that residents of the Langeberg LM have to basic services and

facilities.

4.4.1. Basic service access

This sectiondiscusses the access that residents of the Langeberg LM have to basic servicesinthe areasbeing
considered. The table presented below indicates the average level of access to these services in the Westem
Cape, Cape Winelands DM, and the Langeberg LM. These are presented in the first three rows, below which

these figures are presented for the major settlements in the Langeberg LM.

Table 4.9: Access to basic services in the Langeberg LM, Cape Winelands DM and Western Cape

Electricity for
lighting incl. Weekly refuse Flush Piped water
generator removal toilet inside
Western Cape 96,69% 90,06% 92,12% 85,34%
Cape Winelands
DM 97,12% 87,07% 93,50% 86,36%
Langeberg LM 50,06% 87,99% 93,06% 92,85%
Ashton 97,31% 89,34% 88,22% 82,77%
Bonnievale 94,49% 98,02% 82,67% 78,38%
Langeberg
NU 91,09% 9,75% 72,21% 77,22%
M 9 9 9 9
cgregor 95,57% 95,87% 67,28% 92,35%
Montagu 95,46% 97,17% 89,32% 86,22%
Nkqubela 86,26% 89,83% 66,13% 52,22%
Robertson 97,16% 98,98% 94,56% 88,79%
Zolani 97,21% 98,80% 91,44% 74,45%

(Quantec EasyData, Urban-Econ calculations 2024)

Table 4.9 above indicates that the Langeberg LM compares fairly well to rest of the Cape Winelands DM and
the broader Western Cape in terms of the level of access that residents have to refuse removal, flush toilets
and piped water inside the house, with access to the latter being above average for the Western Cape and
Cape Winelands DM. The percentage of residents who have access to electricity for lighting is relatively low
in the Langeberg LM (50,06%), but this is because 49% of residents in the municipality use gas as the main

source of energy for lighting.
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This table illustrates that most residents in the major settlements of the municipality have access to basic
services. The standout figures, however, include the fact that only 86% of the residents of Nkqubela have
access to electricity, 10% of non-urban residents have weekly refuse removal, 66% of residents of Nkqubela
have access to a flush toilet connected to the municipal sewer system, and only 52% of the residents of
Nkqubela have access to piped water inside the house. This indicates that Nkqubela is the area with the
lowest level of basic service delivery. The next section will present the access to facilities in the Langeberg
LM in a visual manner so as to provide a deeper understanding of the location of facilities within the

municipality and the availability of the facilities to residents.

4.4.2. Amenities

4.4.2.1. Education

Figure 24 below illustrates the locations of educational facilities throughout the Langeberg Local

Municipality.

Figure 4.24: Location of educational facilities in the Langeberg LM

“x T y £ Wy
‘ - .’f’m‘ﬂ @ rrimary school
— py 5 @ Secondary school
""// A . Combined school
| (;" 2
"( " _’, . ] . Intermediate school
| 4 .7 ot e
L o
° * ° :
®
o -
Q
,,"" . e d .
;Y
® €]
® (o]
® 3 & Mursm
Robg®son v
@ % . ] ;1 @
oo o ®
o e ;
(0} o o)
e
.' -
Qe o - @
o
&) M((Qor a ® -
-y e ® o SR - y
- oot
) o ~
: e}
M e — D
- ' g ® Sw dam_
Genandal : -y o,
o © ) - » g Buffelj@Brviery
T v J N\,

(Mapable, 2024)
In total, there are 56 schools in the Langeberg Local Municipality (Mapable, 2024). 40 of these schools are
primary schools, 6 are secondary, 5 are combined and 5 are intermediate schools. 23 of these schools are

located in urban areas while 33 are located in the non-urban areas. In urban areas there is a mix of the
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different types of schools, while in non-urban areas, there are 31 primary schools and 2 intermediate schools.
This means that high-school aged children in non-urban areas must travel to urban areas in order to reach a
high-school, and considering that the non-urban population makes up nearly a third of the total population
of the municipality, this is a considerable proportion of the population living various distances from

secondary or combined schools.

It is important to note that the lack of secondary or combined educational facilities in the non-urban areas
of the municipality may be an explanation for the relatively high proportion of individuals in these areas with
either no schooling, some primary or complete primary schooling only. The non-urban areas have the lowest
proportion of individuals who have completed secondary education out of all the areas discussed in the
sections above. This may reflect the low level of access to secondary educational facilities for people living

in the non-urban areas of the municipality.

4.4.2.2. Health and emergency services

The Langeberg Local Municipality has several health facilities, including district hospitals and primary health
clinics, including both satellite and mobile clinics (Langeberg Municipal Spatial Development Framework -
Draft 2, 2023). Robertson and Montagu both have a district hospital, meaning residents of Ashton,
Bonnievale and McGregor must make use of either one of these hospitals when required. However, there is
one primary health, satellite, or mobile clinic in each of Robertson, Montagu, Ashton, Bonnievale and
McGregor (Langeberg Municipal Spatial Development Framework - Draft 2, 2023). There are, however, no
health facilities in non-urban areas of the municipality, so residents of these areas must make use of the

facilities located in one of the towns.

There is one municipal fire station located in Robertson, with fire bakkies present in Montagu, Ashton,

Bonnievale and McGregor.

Finally, there is one South African Police Services (SAPS) station in each of the five towns in the Langeberg

LM. The location of these stations are presented in the figure below.
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Figure 4.25: Police stations in Langeberg LM
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4.4.2.3. Recreation

There are many recreational amenities located in the urban areas of the municipality. Local or
neighbourhood parks are the most common type of recreational facility in the municipality, with five in
Robertson, three in Asthon, and one in each of Montagu, Bonnievale and McGregor. These parks include
play equipment for children (Langeberg Municipal Spatial Development Framework - Draft 2,2023). Grassed
surfaces are another common form of recreational space in the municipality, with three in Robertson, two
in Montagu, one in each of Ashton and Bonnievale. These grassed spaces are equivalent to the area of two
football fields and some include seating areas. There are also athletics/cricket stadiums in both of Robertson
and Ashton. These stadiums can seat 3000+ people (Langeberg Municipal Spatial Development Framework

- Draft 2, 2023).

Additionally, there is an outdoor gym in Montagu and a level playing field as well as a community swimming

pool located in Robertson.
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4.4.3. Other amenities

4.4.3.1. Culture

In Robertson there are two local libraries, as well as the Robertson Museum on Paul Kruger Street which
gives a glimpse into the history of the town. Additionally, there is the Robertson Art Gallery located on

Voortrekker Avenue. Additionally, there is one local library in each of Montagu and Ashton.

4.3.1.2. Government, municipal and social services

There are municipal offices and a magistrate’s court, as well as solid waste disposal sites in all five towns in
the Langeberg LM, with recycling igloos in Robertson, Bonnievale and McGregor. There is also one

Department of Home Affairs located in Robertson. There is also one labour office in Bonnievale,

Additionally, there are two community halls in Robertson, as well as one social grant pay point and one
children’s home. Finally, there is one home for the aged in Robertson and two in Bonnievale, as well as one

retirement village in Robertson.

4.3. Conclusion

This section has provided an overview of the current demographic, economic and service as well as amenity
access dynamics of the Langeberg Local Municipality. The analysis of these dynamics provided context by
comparing demographic and economic profile data for the Langeberg LM to that of the Western Cape and
the CWDM, both of which the Langeberg LM falls within. This allowed for an understanding of the data in
terms of the broader areas surrounding and including the Langeberg LM and allowed for the average figures
of these larger areas to be compared to those of the Langeberg LM. This section also provided an in-depth
analysis of the facilities and amenities available to residents of the municipality and allowed for an
understanding of their locations within the municipality. This information will be useful in determining

suitable locations for human settlement developments and will be used to inform proposals.
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5. Household surveys

5.1. Survey methodology

Between the 20" and 24" of May, 2024, household surveys were conducted in the identified settlements in
the Langeberg LM. These surveys aimedto build understanding relating to human settlements and dynamics
relating to housing in the Langeberg LM. The survey sought to characterise the sample of household from
low-income human settlements in the Langeberg LM in terms of housing typology, social attributes and
economic measures of the surveyed residents. Additionally, the survey identified trends and patterns in the

attitudes of residents towards housing and service delivery in the Langeberg LM.

The survey consisted of 25 questions. Section A asked 12 questions surrounding the demographics of the
household. Section B asked 13 questions relating to the economic profile of the household. Together these
sections provide a well-rounded overview of the households in each settlement, as well as their perceptions

and concerns around housing in their respective areas.

Fieldworkers from each of the settlements, accessed via the respective ward councillors, were employed in
the data collection process. The use of local fieldworkers aided in the data collection process. Fieldworkers
who live in the communities which they are surveying are more likely to receive a positive response from
residents, and therefore, are likely to have a higher survey completion rate. Additionally, fieldworkers who
understand their communities were able to guide the data collection process and allow for more variation
in the types of households surveyedin terms of income and housing typology. The surveyed settlements
identified by the project management team were of the lowest income communities in the municipality. The
Human Settlements Plan aims to improve the provision of housing in the Langeberg LM. The poorest
communities in the Langeberg LM are most likely to be in need of improved access to housing. Thus, it is the
opinions, circumstances and characteristics of the poorest households in the municipality which are

important to understand.

Training sessions were held with each team of fieldworkers in which the research team briefed each group
and assisted them in understanding the questions as well as the goals of the survey before conducting

surveys in their communities.

The survey was approved before roll-out and was translated into both English and Afrikaans. Additionally,
the survey was made available in digital form and posted to the Municipalities social media platforms to
provide anyone who wanted to participate the opportunity to do so. The image below shows a team of

fieldworkers who assisted in data collection.
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Figure 5.1: Field workers who assisted in survey data collection

(Urban-Econ Site Visit, 2024)

Intotal, surveys were collectedin19 areas across the municipality, some of which were suburbs within larger
settlements (i.e. Boekenhoutskloof and Mountain View in Bonnievale The total number of surveys collected
is 1 041. Next, a profile of each settlement is presented so as to provide an understanding of the settlement

characteristics before presenting the results of the surveys collected.

6. Settlement profiles

This section provides a discussion of the profile of each of the settlements surveyedin the Langeberg LM.

This includes:

e Anoverview of the location of the settlements,
e The areas that make up each settlement,

e Therecent developments and trends surrounding the housing situation in each settlement.

Thisinformationwas collected through community and stakeholder engagement during the week of primary

data collection. This stakeholder engagement involved meeting with several municipal officials, as well as

discussions with ward councillors regarding housing dynamics in the municipality and local wards.

6.1. Robertson
6.1.1. Robertson North

In Robertson North, the areas of Moreson and Droéheuwel were surveyed. These two areas are on the

northern edge of Robertson and consist of a combination of formal and informal dwellings. Droéheuwel is a
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recent settlement, having been developed in the last 10 years. Moreson is located to the south-west of

Droéheuwel but is not directly connected to it. The map below illustrates the location of Droéheuwel and

Mobreson within Robertson.

Figure 6.1: Map of Robertson illustrating locations of Méreson and Droéheuwel
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The next image illustrates the areas of Méreson and Droéheuwel, with the designated erfs overlayed.

68



Langeberg Local Municipality Human Settlements Plan

Figure 6.2: Designated erfs within Méreson and Droéheuwel
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This figure shows the suburbs of Droéheuweland Moresonin a different manner to the map above. Thismap
shows the designated official erven, which are outlined in white. Any developments outside of these lines
are informal and illegal as the land has not been zoned for development. It can be seen that Droéheuwel has
expanded informally to the north, as there are houses located on land without any designated erfs. This is
also true for the land in the middle of Droéheuwel (RE/1247). Additionally, the land between these two areas
has also been informally settled on, and houses can be seen to the north-east of Méreson. This land is

privately owned and an interdict has been granted but is to date not being enforced. If this land continues
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to be illegally occupied and the informal settlement grows, it will become very difficult for the DoHS to ever

develop housing on this land.

The pictures below presentanindication of the types of housing whichmake up the settlements of Méreson

and Droéheuwel.

Figure 6.3: Backyard dwellings in Méreson
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(Urban-Econ Site Visit, 2024)

This image provides an indication of the view of houses from the streets in Méreson. The informal dwellings

pictured here are in the backyard of a free-standing home, and are on a designated erf.
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Figure 6.4: Street view in Méreson

-

(Urban-Econ Site Visit, 2024)
This image provides another view of households in Méreson. The image indicates the mixture of housing

typologies in the area, with predominantly free-standing and RDP houses, and many informal backyard

dwellings. The next images below provide an indication of the housing situation in Droéheuwel.

Figure 6.5: Backyard dwelling in Droéheuwel

(Urban-Econ Site Visit, 2024)

This image shows an informal backyard dwelling present within the property boundaries of a free-standing

house. This is a common housing type in Droéheuwel.
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Figure 6.6: Street view in Droéheuwel

(Urban-Econ Site Visit, 2024)
The street view of Droéheuwel in the image above indicates the mixture of formal and informal dwellings
throughout the area. These households are within designated erfs and canmostly be characterised by access

to roads, water, sewerage, electricity and, as shown in this image, street lighting. The next section discusses

the current housing situation in Nkqubela.

6.1.2. Nkqubela

Nkqubela is a largely informal settlement located on the southern side of the town of Robertson, separated
from Robertson by the R60. This settlementis the largestinformal settlementinthe municipality andis made
up of many different sub-areas within the settlement. The densely populated settlement is comprised of a
mix of informal houses, both within and outside the backyards of free-standing houses, as well as a mixture
of new and old RDP housing on the western side. Additionally, there is a group of state-provided, semi-
detached, double story houses on the eastern side of Nkqubela. The map below indicates the location of

Nkqubela within the town of Robertson.
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Figure 6.7: Location of Nkqubela on the southern edge of Robertson
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(CapeFarmMapper, 2024)
From discussions with several stakeholders in the municipality, it is clear that the settlement of Nkqubela
has been growing rapidly in recent years. This expansion is largely due to immigration by individuals from
outside the local communities and the Western Cape, many of which hope to find agricultural or other jobs
in the municipality. This expansion has caused informal dwellings to creep outside of the designated erfs,
limiting the ability of the municipality to provide basic services such as water, sewerage and electricity. The
map below overlays the designated erfs on top of a map of Nkqubela to visualise this phenomenon.
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Figure 6.8: Map of designated erfs in Nkqubela
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(CapeFarmMapper, 2024)

The map shows that the expansion of Nkqubela, outlined in yellow, outside of designated erfs is greatest on
the south-western edge, where many informal houses can be seen spreading up the mountain. These
informal structures are situated above the reservoir. It is, therefore, not possible for the Municipality to

provide them with water, and in turn, sanitation facilities.

Next, the map below shows the distinction between different areas within Nkqubela.# This map indicates
where the surveys were collected and provides an overview of the local areas within Nkqubela. These sub-
areas are known to comprise different types of residents, according to locals that were engaged. Newer
residents of the areatend to live in the outer areas, such as Lawaaikamp, Enkanini and Kanana, while those

citizens who have received state-provided housing live in the areas of Paris, Nkandla, Muiskraalkop, and to a

4The map presented here was drawn by aresident of Nkqubela, based on their own experience and local knowledge. Itis not a formal
map. The areas presented here have been locally an informally defined by residents, and understanding may differ between residents
of Nkqubela.
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lesser extent, Barcelona. The central area of “old town” Nkqubela is the area where the settlement first

started and from which is grew.
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Flgure 6.9: Map ofsuburbs within quubela
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(Google Earth , 2024)

Finally, the pictures below present a street view of the housing in some of the suburbs illustrated above.

Figure 6.10: View of Nkqubela from the R60

(Urban-Econ Site Visit, 2024)
The image above shows the view one sees when passing Nkqubela via the R60. Lawaaikamp can be seen on
the slope of the mountain at the back of the settlement, while the RDP houses closest to the entrance are

part of the suburb of Barcelona.
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Figure 6.11: View of Lawaaikamp, Enkanini and Kanana from Paris

(Urban-Econ Site Visit, 2024)

Theimage above shows the open piece of municipalland at the entrance to Paris, with “old town” Nkqubela
to the right and Zwelitsha directly behind. In the land further back, the suburb of Lawaaikamp can be seen,
with Enkanini to its left and Kanana the furthest to the left.

The next image shows the suburb of Paris® which is made up of semi-detached double- and single-story
buildings and is located on the eastern side of Nkqubela. This photo is taken facing north-west, with the
Langeberg mountains visible in the background and is taken in the furthest west of the parallel roads which

make up this suburb.

5 Anecdotal evidence suggest that the name “Paris” was granted to the area because the houses built and the inhabitants were
conceived of as being upmarket or fancy. As a result, the name “Paris” was granted and remains in use.
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Figure 6.12: Street view of Paris

(Urban-Econ Site Visit, 2024)

McGregor is a heritage town situated to the south of Robertson. This town has very little economic activity
outside of agriculture and tourism and is made up of private free-standing houses on its western side, while
the eastern side of the town is made up of a group of government provided houses known as White City.
These houses were provided by the state in order to reduce the prevalence of informal housing in the town
and are very similar in design to the houses of Paris in Nkqubela. Originally, the development planned to
build 150 houses, however, from discussions with stakeholders it was discovered that in total, around 500

were built.

As aresult, families whodid not originally live in the town of McGregor movedtothe town to receive ahome.
However, as a result of the White City development exceeding the initially planned number of houses, the
town of McGregor does not have the capacity to absorb the additional residents into the local jobs market,
making it difficult for new residents to access employment opportunities. Additionally, there is limited
transport between McGregor and Robertson, making it difficult for residents of McGre gor to work in other
towns in the municipality without having access to private transport. Subsequently, many of the families
living in these houses have opted to rent out the main house, choosing to live in an informal house in the
back garden, or to rent out these informal houses. This is not unique to White City, but a common finding
across all other settlements. In some cases, more than one backyard dwelling could be found behind formal
houses. This puts immense pressure on infrastructure, as utilities are typically shared. In addition to this,

some residents of White City moved in because they were evicted from their home on a nearby farm. These
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residents are often seen as outsiders by the “locals”, which has caused some friction among the residents
Yy g

of White City.

There is also an informal settlement to the north of White City, known simply as Plakkerskamp. This
settlement has shrunk in size with the development of White City, but several households remain. These
households do not have access to basic services due to the inability of the municipality to service the land on

which they reside.

The maps below show the locations of White City and the informal settlement toits north in relation to the
town of McGregor. Plakkerskamp is in need of relocation because this settlement is on the flood plain of the

Koeksriver which passes to its east.

Figure 6.13: Location of White City and informal settlement in McGregor

Informal settlement

“White City”
4 '

(Google Earth , 2024)

Next, the pictures below provide an indication of the type of housing which makes up the White City

development in McGregor.
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Figure 6.15: View of White City

(Urban-Econ Site Visit, 2024)

This view looks south and illustrates the uniformity of the houses built in the suburb. The next image
illustrates the beautiful gardens that can be seen driving through the suburb, alluding to the fact that many

of the residents of this area worked inagriculture on surrounding farms before being allocated a house here.

Figure 6.16: Front view of houses in White City

(Urban-Econ Site Visit, 2024)
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Finally, the image below shows the street view of houses on the southern side of the suburb. These single-
story semi-detached houses make up a smaller proportion of the suburbs buildings than do the semi-

detached double story houses.

Figure 6.17: Differently styled houses in White City

(Urban-Econ Site Visit, 2024)

These pictures above indicate that White City is made up of a combination of double- and single-story semi-
detached houses, all of which have space for gardens in front of the households. Although these pictures do
not show any backyard dwellings, there are several backyard dwellings within this suburb. A lot of these
backyard dwellings are used to informally rent out the main house and provide an income or subsistence to
the house owners. These informal arrangements do not provide any formal tenure security to the renters
but do provide insightinto the prevalence of a commonly foundinformal rental marketinlow-income human

settlements.

6.3. Ashton

The surveyed settlements in Ashton include Cogmanskloof and Zolani. Cogmanskloof is located on the
western edge of the town of Ashton, while Zolani is located on the eastern outskirts of Ashton, on the Ré60,

which leads to Swellendam, and close to the R62 between Ashton and Montagu.

6.3.1. Cogmanskloof

This area consisted primarily of free-standing households with many backyard dwellings. On the north-

eastern side of the area are several informal households.
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The map below shows the location of Cogmanskloof within the Ashton area, as well as the informal
settlementinits north-western corner, known locally as Riemvasmaak, which is located on municipal owned
land, but encroaching on privately owned farmland (Bruwer Trust). Riemvasmaak is also the location of an
illegal piggery operation, and from engagements with local community members, predominantly occupied
by foreign nationals. Cogmanskloof is made up of predominantly free-standing households, many of which
have informal backyard dwellings whichare informally rented out or livedin by the house owners to rent out
the main house. Again, this is due to large unemployment in the area and the need for an income.
Riemvasmaak is made up of predominantly free-standing informal dwellings and is characterised by a lack of

basic service provision, subsistence farming and high levels of unemployment.

Figure 6.18: Map of Ashton showing Cogmanskloof and Riemvasmaak

Riemvasmaak

Cogmanskloof

(Google Earth , 2024)
6.3.2. Zolani

This settlement is situated on the western outskirts of Ashton, on the R60, which leads to Swellendam, and
close to the R62 between Ashton and Montagu. Zolani is predominantly comprised of free-standing and RDP
houses, many with backyard informal dwellings. The western edge has been growing in number of free-

standing informal dwellings.
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Figure 6.19: Entrance to Zolani

(Urban-Econ Site Visit, 2024)

The sign displayed above is at the entrance to Zolani closest to the town of Ashton. This is one of three

entrances to this suburb, all of which are on the R60. Behind the sign is the medical centre of Zolani, and

behind that is the local library.

The image below shows the location of Zolani in relation to the town of Ashton, as well as two sub-areas of
informal settlement on the outskirts of Zolani, namely, “Koppie” and “Nkandla”. “Koppie” is the area of
informal settlement surrounding and spreading up the hill on the southern side of Zolani. “Nkandla” is the

informal section of Zolani to the north-east which is encroaching on the landfill site.
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Figure 6.20: Location of Zolani

Legend:

O “” Koppie”

“Nkandla”

(Google Earth , 2024)

Next, in order to illustrate the expansion of Zolani in recent years, the maps below show satellite images of

Zolani in 2016, compared to the most recent available, taken in 2023.
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Figure 6.21: Satellite image of Zolani in 2016 Figure 6.22: Satellite image of Zolani in 2023

(Google Earth , 2024) (Google Earth , 2024)
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The maps above show Zolaniin 2016 (left), comparedto Zolani in2023 (right). These images show how Zolani
has expanded to the north-east, towards the landfill site, the rectangular shape in the north-eastern corner
of the map (“Nkandla”). Additionally, the maps also illustrate that Zolani has expanded up the oval-shaped
hill in the south of Zolani (“Koppie”). The areas into which this settlement has been expanding are not
serviced and may not be serviceable due to their altitude. The minimum buffer zone between housing
developments and a small landfill is 400m (forestry, 1998).The development of Zolani towards this landfill is
quickly approaching this distance, which is required to protect residents from the adverse effects of living
close to a solid waste disposal site, such as bad air quality which could cause respiratory problems, as well as
possible groundwater contamination,among others. Finally, theimages below illustrate the types of housing

present in Zolani.

Figure 6.23: Houses in north-eastern Zolani

(Urban-Econ Site Visit, 2024)
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This image shows the houses located at the top of the formal road network within Zolani. Behind these

houses are the informal dwellings that have increasingly been developed in this area.

Figure 6.24: Indication of expansion of Zolani

(Urban-Econ Site Visit, 2024)
The image above shows the informal dwellings located on the hill in the eastern corner of Zolani. These

houses are the most recent developments in the area and are part of the expansion of Zolani to the north-

east.
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6.4. Bonnievale

The next settlements to be discussed are located in the town of Bonnievale, in the south-east of the
Langeberg LM. The settlements surveyed in this area include Mountain View, Happy Valley and

Boekenhoutskloof. The map below shows the location of these settlements with the town of Bonnievale.

Figure 6.25: Map of Bonnievale settlements

8l == |\|ountain View

Happy Valley

= Boekenhoutskloof

(Google Earth , 2024)

6.4.1. Mountain View and Happy Valley

These settlements, located on the western-most edge of Bonnievale are made up of RDP and free-standing
houses with many informal backyard dwellings. basic infrastructure such as water and electricity was largely
accessible. This infrastructure is in big contrast to the infrastructure present in the nearby settlement of

Boekenhoutskloof, known to some locals simply as “Plakkerskamp”, which is discussed in the next section.

The pictures below provide a visual understanding of the types of housing present in Mountain View and

Happy Valley.
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Figure 6.26: Households in Happy Valley

(Urban-Econ Site Visit, 2024)

The image above illustrates some of the RDP housing present in Happy Valley, as well as some informal
backyard dwellings. This image was taken on the far western edge of the settlement. Some dwellings have

begun to creep to unserviceable altitudes on this mountain.

Figure 6.27: Housing in Happy Valley
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This image gives an indication of the types of informal dwellings present in Happy Valley. Many of these

informal dwellings are in the backyards of free-standing or RDP houses. The next two images indicate the

housing situation in Mountain View.

Figure 6.28: View from top of Mountain View - Bonnievale

(Urban-Econ Site Visit, 2024)

This image, taken from the top of Mountain View, looks down onto the houses in the suburb. The houses
can be seento be primarily formal free-standing dwellings. The next image, however, indicates that there

are backyard informal dwellings present in Mountain View.
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Figure 6.29: Backyard dwellings in Mountain View - Bonnievale

(Urban-Econ Site Visit, 2024)

These images provide an understanding of the types of housing which make up the suburbs of Mountain

View and Happy Valley in Bonnievale. Next, the settlement of Boekenhoutskloof is discussed.

6.4.2. Boekenhoutskloof

The settlement of Boekenhoutskloof is located to the north of Happy Valley and is only accessible by dirt-
road from either Happy Valley or the main town of Bonnievale. This settlementis isolated from the other
suburbs of Bonnievale and, at the time of surveying (20-24 May 2024), was completely void of infrastructure.
There are only free-standinginformal dwellings. There are an estimated1 000 people livingin this settlement
(Urban-EconSite Visit, 2024; DOI: HS, 2024). There was, at the time of surveying, one tap that provided water
to all the households inthe area, and one point of electricity. This caused there tobe exposed electrical wires
throughout the settlement as all households attempted to access the electricity. There was no sewerage or
street lighting. The only shops are in town, and only a subsistence goat farm was visible in the settlement.
This settlement has also been expanding in recent years. There are several officially designated erfsin the
settlement, which are strictly enforced by Bonnievale officials and neighbourhood watch groups. The

satellite images below will illustrate the growth of this settlement in recent years.

The first satellite image below shows what Boekenhoutskloof looked like in 2003.
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Figure 6.30: Boekenhoutskloof 2003 Figure 6.31: Boekenhoutskloof in 2016

(Google Earth, 2024) (Google Earth , 2024)
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As the image above shows, the size of this settlement was relatively small in 2003, with only a handful of
households. The next image shows the size of Boekenhoutskloof in 2016. The growth in the settlement
between 2003 and 2016 is very large. The expansion of the settlement to the north is particularly noticeable.
Aninteresting feature of thisimage is that the informal households that were there in 2003 have moved into
the more northern section of the settlement. The final image below shows the size of Boekenhoutskloof in

2023.

Figure 6.32: Boekenhoutskloof in 2023

(Google Earth , 2024)

This most recent image shows just how much this settlement has grown since 2016. Most of the expansion

appears to have taken place on the western edge of the settlement.

When visiting the settlement, it was clear that provision of bulk infrastructure is ongoing with road
infrastructure and the construction of stormwater facilities ongoing at the time of survey. This is a provincial
housing project being conducted by ASLA, who have been contracted by the Municipality. This project is
nearing completion and is concluding the construction of 574 residential sites, each of which will have its

own tap, electricity and ablution facility.
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The images below, taken during the surveying of this settlement show the current housing situation.

Figure 6.33: Road leading to Boekenhoutskloof from Happy Valley

(Urban-Econ Site Visit, 2024)
The image above shows the view of Boekenhoutskloof taken from the direction of Happy Valley. Neither

Happy Valley nor the main town of Bonnievale are visible from this settlement. There is a clear layout of the

settlement visible in this image, with well-defined roads and blocks of dwellings.

Figure 6.34: informal households in Boekenhoutskloof
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(Urban-Econ Site Visit, 2024)

The image above shows the state of informal housing in the settlement. The electrical cables seen crossing
the road are a result of the single electricity access point in the settlement that provides all households with

power for light and cooking.

Figure 6.35: Informal housing in Boekenhoutskloof

(Urban-Econ Site Visit, 2024)

This image provides further illustration of the housing dynamics in Boekenhoutskloof. These informal
dwellings are the only type of housing present in the settlement. With makeshift fences to mark erfs, houses

are tightly packed into the available space. There is a stark lack of grass or trees and no gardens or

vegetation.

The next image shows some of the construction vehicles which were operating during the site visit.
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Figure 6.36: Construction vehicles in Boekenhoutskloof

(Urban-Econ Site Visit, 2024)

The presence of municipal-funded construction vehicles indicates a desire to improve infrastructure and
service delivery by the municipality in the settlement. This should aid in reducing the extreme levels of

poverty currently present in Boekenhoutskloof.

This is needed to aid in the infrastructural problems related to water and electricity. The image below shows
the single tap that supplies the entire settlement with water. This illustrates the desperate need for

infrastructural development in the settlement.
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Figure 6.37: Water supply to entire settlement of Boekenhoutskloof

(Urban-Econ Site Visit, 2024)

The next settlements discussed are those of Mandela Square and Mountain View in Montagu.

6.5. Montagu

The settlements surveyed in Montagu include Mountain View (known locally as ‘Iraq’) and Mandela Square.

These settlementsare both located on the north-eastern edge of Montagu, with Mountain View located east
of Ashbury and Mandela Square to the south-west. To the north of Mountain view is a settlement known as
“Klein Irag”. This settlementis far more informal than Mountain View and is located on land without any
designated erfs. The settlement of this land took place as a result of barefoot planning, a semi-structured
method of informal settlement, in which plots are “mapped” out by walking the land, with spaces left
between plots for roads. This is done illegally and without consultation with the human settlement authority

and has led to occupation of land, some of which s not owned or leased by the municipality. This areais not
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part of the future planning of Montagu and these people will have to be relocated. The private owner of this
land should be advised to apply for an interdict against the illegal occupation of the land, as too should the
Langeberg LM in order to contain the growth of this settlement. The map below illustrates the locations of

these settlements in relation to the town of Montagu.

Figure 6.38: Location of Ashbury in Montagu

(Google Earth , 2024)

The location of the suburb Ashbury within the town of Montagu is presented above. It is within this suburb

which Mountain View (Iraq), Klein Iraq and Mandela Square are located. The map below presents the

locations of these settlements.

Figure 6.39: Locations of surveyed settlements in Montagu

Klein Iraq

== Mountain View (Iraq)

=== Mandela Square
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(Google Earth , 2024)

6.5.1. Mountain View

Mountain View, outlined in red above, consists of a combination of free-standing houses, many of which
have informal backyard dwellings, and stand-alone informal dwellings. KleinIrag, however, is almost entirely
stand-alone informal dwellings, with a lower density than that of Mountain View. To illustrate the fact that
these dwellings have been built outside of designated erfs, the map below overlays the designated erfs on

the map of Mountain View and Klein Iraq.

Figure 6.40: Map of Mountain View and Klein Iraq

N g, . b5

/1

(CapeFarmMapper, 2024)

The land on which the Klein Iraq settlement is located is currently not designated as land for housing and is

therefore not serviced. These households do not have access to sewerage, water or electricity.

Next, the images below provide an indication of the types of housing in Mountain View and Klein Iraq.
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Figure 6.41: Free-standing dwellings in Mountain View

(Urban-Econ Site Visit, 2024)

Thisimage indicates the style of free-standing houses in Mountain View. The next image below provides an

indication of the stand-alone and informal backyard dwellings that are also present in this area.

Figure 6.42: Informal dwellings in Mountain View

(Urban-Econ Site Visit, 2024)

Finally, the last image below provides an indication of the types of housing in Klein Iraq.
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Figure 6.43: Informal nature of Klein Iraq

(Urban-Econ Site Visit, 2024)

6.5.2. Mandela Square

This settlement also consists of a mixture of free-standing households, many of which have informal
backyard dwellings, as well as stand-alone informal dwellings. The settlement is smaller than that of

Mountain View and has more informal dwellings on its eastern edge.

The map below shows the designated erfs in Mandela Square and the households which have been built

outside them.
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Figure 6.44: Map of Mandela Square

(CapeFarmMapper, 2024)

This map shows that Mandela Square has also expanded beyond the designated erfs and is predominantly
informal stand-alone dwellings on its edges. The images presented below provide an indication of the types

of housing in this settlement.
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Figure 6.45: Mix of housing typologies in Mandela Square

(Urban-Econ Site Visit, 2024)

The image above shows the mix of housing typologies in Mandela Square. The image also indicates that
there is access to electricity and water in this area, and sewerage or toilets are also available to most

residents living in formal dwellings.

The next image provides an indication of the types of dwellings that can be found on the edges of Mandela

Square.

Figure 6.46: Informal housing in Mandela Square
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(Urban-Econ Site Visit, 2024)

6.6. Conclusion

The settlements discussed in this section are those that have been surveyed in all the major towns of the
Langeberg LM. In Robertson, these settlements include Mdreson and Droéheuwel, as well as Nkqubela,
which is made up of many suburbs. In Mcgregor, the area known as White City, as well as the informal
settlement to its north were surveyed, while in Ashon, Cogmanskloof in the north-western corner of the
town as well as Zolani further east of Ashton were surveyed. The surveyed areas in Bonnievale included
Happy Valley, Mountain View and Boekenhoutskloof. Finally, in Montagu, Mountain View and Mandela

Square are included in the surveyed settlements.

This section has provided an indication of the current state of identified and surveyed settlements in the
Langeberg LM, as well as a discussion of the housing typologies presentin each of the settlements. The maps
presented indicate the locations of these settlements, as well as the land on which the dwellings have been
built. Finally, the images taken during surveying provide a street view of the areas and aid in understanding

the nature of the settlements. The next chapter will present the results of the surveys collected.

7. Household survey results

7.1. Introduction

In total, 966 household surveys were conducted across the identified settlements of Robertson, Nkqubela,
Ashton, Bonnievale, McGregor and Montagu. The table below indicates how many household surveys were
conducted within each of the settlements mentioned above, as well as within each sub-area within those

settlements in which surveys were conducted.

Table 7.1: Household surveys completed

Surveys
Settlement - suburb Surveys | Percentage Settlement collected | Percentage of
collected | of total per total surveys
settlement

Robertson - Robertson North | 4 0,4%
Robertson - Droéheuwel 60 6% Robertson | 164 17%
Robertson - Méreson 100 10%
Nkqubela - Nkanini 35 4%
Nkqubela - Kanana 51 5%
Nkqubela - Nkandla 3 0,3%
Nkqubela - Paris 8 1%

Nkqubela 148 15%
Nkqubela - Lawaaikamp 4 0,4% i 4 >
Nkqubela - Barcelona 3 0,3%
Nkqubela - Zwelitsha 11 3%
Nkqubela - Asazani 33 1%
Ashton - Cogmanskloof 183 19%

Ashto 2 1%
Ashton - Zolani 14 12% shton 97 3
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Surveys
Settlement - suburb Surveys | Percentage Settlement collected | Percentage of
collected | of total per total surveys
settlement
Bonnievale - o
Boekenhoutskloof 58 6% . .
Bonnievale - Happy Valley 36 4% Bonnievale | 113 18%
Bonnievale - Mountain View | 19 2%
Montagu - Mandela Square 57 6%
Montagu - Mountain View 85 9% Montagu 143 15%
Montagu - Ashbury 1 0,1%
McGregor 92 10% McGregor | 92 10%
Unspecified 9 0,9% 9 0,9%
Total 966 1007% 966 100%

The table above indicates that the largest proportion of surveys were collected in Ashton while the least
were collected in McGregor. The proportion of surveys collected in each of the other identified settlements
was relatively evenly distributed. The next section will discuss the demographic results of the collected

household surveys.

7-2. Demographics

This section presents the responses obtained from the demographics section of the household survey which

was answered by 966 households in the Langeberg LM during the week of 20-24 May.

7.2.1. Household size

The average household size is an indication of the density of a settlement and the number of potential
dependents relying on the income generated by those in the settlement who are employed. The average

household size, as reported by at least one member of the household surveyed are presented below.
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Figure 7.1: Average household size

5,50
474 4,70 93 >
4,50 4,48 | 4,58
Langeberg Robertson = Nkqubela Ashton Zolani Montagu  Bonnievale = McGregor
LM

The figure above indicates that Zolani has the largest average household size, while Nkqubela has the
smallest. The average household size reported in the surveys conducted was 4.74 people, with Zolani,

Montagu, Bonnievale and McGregor being above average and Robertson, Nkqubela and Ashton being below

average. Next, the answers to questions relating to the housing demand database are presented.

7.2.2. Housing demand database

During the surveys, households were asked three questions relating to the housing demand database. These

questions are as follows:

1. Do you know about the housing demand database?
2. Have you registered on the database?

3. Do you know your status?
The answers to these questions are presented below.®

7.2.2.1. Knowledge and registration

Below, the percentage of people who stated that they know about the housing demand database (HDD) is
presented for each of the areas surveyed, as well as the average for the municipality as a whole. This is
depicted alongside the percentage of respondents who not only know about the HDD but have also

registered on the database.

6 Each of the percentages presented here is a percentage of the people who answered each question.
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Figure 7.2: Knowledge of and registration on the HDD

85%
79%
71% 74%
© 69% 69% . 67%
64% 65%
%
56% , 59
52% 53%
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4 45%
34%
Langeberg Robertson  Nkqubela Ashton Zolani Montagu  Bonnievale = McGregor
LM
Knowledge Know and registered

The figure above illustrates that on average, 71% of respondents in the municipality stated that they do know
about the housing demand database, implying that only 29% of respondents do not know about it.
Additionally, 73% of those respondents who do know about the HDD have registered’. Thisimplies that alack

of knowledge of the HDD is limiting the number of registrations within the municipality.

Respondents located in Robertson North, from the suburbs of Droéheuwel and Méreson, are the least well
informed about the existence of the HDD, while the residents of Ashton are the most well informed in this
regard. What is interesting is that of those who know about the HDD in Ashton, only 56% have registered,

while 60% from Robertson North have registered.

The highest proportions of individuals who both know about the HDD and have registered are located in
Nkqubela, McGregor and Bonnievale. This may indicate an apparent need for housing in these areas. There
has, however, recently been the development of “White City” in McGregor, where many of the household
surveys were sampled. The large proportion of respondents who know about the HDD and have registered
may indicate that these households were in need of housing before the development and were registered
before it was built, and they were allocated housing. There have also been significant housing developments
in Nkqubela, such as the RDP housing in “Muiskraalkop”, which may be a reason for the relatively high
knowledge and registration. Thus, high knowledge and registration may in fact indicate awareness of

developments taking place and a desire to benefit from such developments rather than a dire need for

752% of respondents know about the HDD and have registered. This is 73% of those who stated that they know about the HDD, which
in turn is 71% of those who answered the question.
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housing. Montagu also appears to be in need of additional housing, as 74% of those who know about

the HDD have registered, indicating a strong desire for housing assistance in the area.
Next, the statuses of those who have registered are presented.

7.2.2.2. Status on housing database

Figure 7.3: HDD status

Langeberg LM  |Robertson [Nkqubela |Ashton |Zolani [Montagu |Bonnievale |McGregor
Waiting 62% 69% 56% 55% 31% 63% 77% 83%
Assisted 13% 2% 25% 9% 27% 5% 13% 10%
Cancelled 2% 7% 6% 0% 0% 0% 0% 0%
E:Or\::t 10% 19% 12% 8% 14% 9% 2% 5%
Total 87% 96% 98% 72% 71% 77% 92% 98%

(Urban-Econ Data Collection, 2024)

The table above indicates that not all the respondents who said that they know about the HDD and have
registered answered this question. In total, 87% of respondents who know about the database and have
registered answered this question, though this differs by settlement. The majority of these respondents
understand their status to be “Waiting”. On average, 13% of residents of the municipality, who have
registered, have been assisted. This proportion is different for each settlement, however, with only 2%
assisted in Robertson, 5% in Montagu, 9% in Ashton and 10% in McGregor. The data shows that 13% of those
registered in Bonnievale have been assisted, while 25% of those registered in Nkqubela have been assisted.
Zolani is the settlement with the largest proportion of assisted households, with 27% of those who are

registered having been assisted.

This information would imply that Robertson, Montagu and Ashton are most in need of additional housing.

7-2.3. Migration into the Langeberg LM

This section presents the results of questions aimed at determining what proportion of residents are from
the municipality, what proportion are not from the municipality, where non-locals have moved from and
how long they have resided in the municipality. Additionally, the respondents were asked their reason for

moving to the municipality. The questions asked in this section are as follows:

1. How long have you lived in the area?

2.  Where are you from?

3.  What was your reason for moving to the area?

Itisimportant to note that questions 2 and 3 only apply to those who stated in question 1 that they have not

lived in the municipality their whole life.

These results are presented for the whole Langeberg LM, before they are separated into the respective
settlements in order to deepen understanding of these dynamics.
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In total, 966 households were surveyed, though not all questions were answered by each household. The
table below presents the number of households which answered each of the three questions discussedin

this section.

Table 7.2: Frequency of responses regarding migration

Question Answers Percentage of total surveys
How long have you lived in the area? 819 79%
Where are you from? 3498 34%
What was your reason for moving to the area? 265 25%

(Urban-Econ Data Collection, 2024)

7.2.3.1. How long have you lived in the area?

The figure below shows the percentage of households who have lived in their current settlement for each
of the respective number of years. The figure shows these proportions for each settlement within the

municipality as well as the average for the Langeberg LM as a whole.

Figure 7.4: Time lived in the area

% 7%
15%
. 24%
32% 27%
4% 18%
1% 13%
10%
18% I

Langeberg Robertson Nkqubela Ashton Zolani Montagu  Bonnievale = McGregor
LM North

m Allmylife ®1-5years 5-10 years M 10+ years No Answer

8 It is worth noting that the response rate dropped drastically when asking “where are you from?”. This is evidence for self-selection
bias, in that non-responses are not random, but many people are likely to not have wanted to answer the question for fear of negative
repercussions. This is important information in itself.
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The figure shows that, on average, 39% of those surveyedsaidthat they have livedin their current settlement
their whole life, while 15% did not answer the question. Of those who said they have not livedinthe area their
whole lives, 23% said they have lived there for over 10 years, while a total of 26% said that they have livedin

the area for 10 years or less.

Ashton has the largest proportion (32%) of households not answering the question. Zolani and Montagu also
had large proportions of households not answering, with 27% and 24% respectively. Robertson North has the
largest proportion of respondents who said that they have not lived in the area their whole life, with 46% of
respondents having lived in Robertson North for more than 10 years, while 28% have lived there for 10 years
or less. Thisis due to the fact that the settlementsin Robertson North are younger than most of the residents

who live there. Therefore, most of the residents have moved induring their life rather than being born there.

Another interesting feature of this data is that Nkqubela has the highest proportion of new immigrants,
combined with one of the largest proportions of residents who have livedin the area all their life. The data
shows that 20% of respondents in Nkqubela said that they moved to the area within the last 5 years, while
45% of respondents have lived there all their life. This is likely to explain the high levels of anti-foreigner
sentiment in Nkqubela which was brought up during engagements with field workers, locals and municipal

officials.

In total, the data indicates that 45% of all respondents in the municipality were not born their current

settlement of residence. With respect to each town, the table below illustrates the proportion of

respondents in each settlement who were not born there.

Figure 7.5: Proportion of residents not born in current settlement of residence

Settlement Not born here
Robertson North 74%
Nkqubela 53%
Ashton 23%
Zolani 34%
Montagu 33%
Bonnievale 53%
McGregor 51%

(Urban-Econ Data Collection, 2024)

This data gives insight into the amount of immigration into the Langeberg LM and provides some indication
of where immigrants to the municipality are moving. In the last 1-5 years, it appears that the most popular

location for new immigrants is Nkqubela, followed closely by Montagu.

Additionally, as presented in table 7.5 above, most respondents in Robertson North (74%) were not born

there. The same is true for Nkqubela (53%), Bonnievale (53%) and McGregor (51%).
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In the next section, the results pertaining to where these immigrants are from are presented.

7.2.3.2. Where are you from?

This section presents the results of the question which asked individuals where they are from. This question
was intended for those respondents who said that they were not born in the settlement that they currently

live in.

The figure below presents these results for the municipality as a whole. The data indicates that 87% of
respondents said that they are from South Africa, while 13% are from elsewhere in Africa. Of those who are
from South Africa, the figure below indicates that 79% of these individuals are from the Western Cape, while
19% are from the Eastern Cape. The foreigners who moved to the municipality are largely from Zimbabwe,

with 43% of foreigners stating that this is where they are from. Malawian nationals account for 30% of

foreigners that were surveyed, while 22% of foreigners are from Lesotho.

Additionally, the results indicate that of those who are from the Western Cape, 87% originate in the Cape
Winelands District Municipality, while 8% originate in the City of Cape Town Metropolitan Municipality.
Finally, of those who are from the Cape Winelands District Municipality, 88% reported to be from the
Langeberg LM, while 12% were from elsewhere in the District. It is important to note that there are many
people who have moved between settlements within the Langeberg LM, who are captured here. These
results should therefore be taken as an indication of where non-locals are predominantly from, rather than

the absolute proportion of individuals who are from or not from the Langeberg LM.

Figure 7.6: Place of origin - Langeberg LM

2% 5% 5%

12%

43%

87%

22%

South Africa Foreign Western Cape Cape Winelands
B Western Cape Eastern Cape H Malawi Lesotho Zimbabwe
m City of Cape Town ™ Cape Winelands ™= LM Other
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The next sub-sections will take a deeper look at the origins of residents of each of the settlementsin the

municipality. Only those respondents who reported not being from each respective settlement are

considered in the following section.

Figure 7.7: Place of origin per settlement

2% 7%
%
19% 20%
. 5%
10% 5%
%
Robertson Nkqubela Ashton Zolani Montagu Bonnievale McGregor

North

B Western Cape M EasternCape [ Otherlocal ® Malawi ~ Lesotho = Zimbabwe © Otherforeign

Theresults presentedabove indicate that most of the migrants and immigrants to Robertson North are from
the Western Cape (93%), while only 7% are from the Eastern Cape. Nkqubela, on the other hand, is made up
of a much broader spread of immigrants. Just over a quarter of immigrants to Nkqubela are from the
Western Cape, while 37% are from the Eastern Cape and 4% are from elsewhere in South Africa. In total, a
third (33%) of immigrants to Nkqubela are from outside South Africa, with 19% from Zimbabwe, 10% from

Lesotho, 2% from Malawi and 2% from elsewhere.

In Ashton, all immigrants to the area reported to be from elsewhere in the Western Cape, making this the
only settlement with this characteristic. Zolani has the highest proportion of immigrants from the Eastem
Cape, with 44% of those who have movedto Zolani being from this province. Residents who have immigrated

from outside South Africa to Zolani are evenly split with 3% coming from Zimbabwe and Lesotho.

In Montagu, only 4% of immigrants are from the Eastern Cape, while 48% are from Malawi. Thisis the highest
proportion of residents reporting to be from Malawi and is equal to the proportion of residents who

reported coming from elsewhere in the Western Cape.
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Bonnievale, on the other hand, has a large proportion of immigrants from Zimbabwe (20%), while 30% are
from the Eastern Cape and only 40% are from elsewhere in the Western Cape. Immigrants from elsewhere in

South Africa and Zimbabwe are evenly split with 5% of immigrants reporting to be from each.

Migrants to McGregor are predominantly from elsewhere in the Western Cape (92%), while the rest are from

the Eastern Cape (8%). No one in McGregor reported being from anywhere else.

The results above paint an interesting picture. First, it is clear that immigrant and migrants from outside the
Western Cape are predominantly settling in Nkqubela, Zolani, Montagu and Bonnievale. Much of this
immigration is originating in the Eastern Cape, a minimum of 30% of migrants being from the Eastem Cape in
Nkqubela, Zolani and Bonnievale. Montagu, however, appears to be an attractive destination for immigrants
from Malawi, with 48% of self-reported immigrants stating to be from this country. Additionally, 19% and 20%
of immigrants to Nkqubela and Bonnievale, respectively, stated to be from Zimbabwe. These settlements
also have the highest proportions of immigrants from Lesotho, with 10% and 5% of immigrants to Nkqubela
and Bonnievale being from this country, respectively. A likely explanation for these findings is that people
are more comfortable moving to settlements where they will have cultural or linguistic ties to some of the

people who are already living there.

7.2.3.3. Reason for moving to the area

Next, the reasons for moving to the area are explored. This is done by breaking the reported reasons into
the following categories: “work”, “housing”, “family”, “farm eviction”, or “other”. Only immigrants to the
Langeberg LM and each settlement were asked this question. The figure below presents the proportions of

immigrants to each settlement who moved for each of the above reasons.
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Figure 7.8: Reason for migration to current settlement
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The figure above shows that in total, of all the surveyedhouseholds inthe Langeberg LM, 55% movedto their
current settlement of residence for work. This is either in an attempt to find work or to be closer to their
place of work. In total, 23% of immigrants moved to their place of residence to obtain improved housing.
Family is also a large reason for migration into the Langeberg LM as 14% of people wholive in a place which
is not their birth town, moved there to be closer to family. Interestingly, 2% of people who have movedinto

a settlement in the municipality did so because of losing their housing on a farm in the municipality.

We cansee that mostimmigrants to Robertson North movedthereinan attempt to obtain improvedhousing
(67%), while a smaller proportion moved there for work opportunities (22%). The same is true of McGregor,
where 62% of immigrants moved for improved housing. Similarly in Robertson North, only 23% of immigrants

to McGregor moved there for work opportunities.

In Nkqubela, Zolani and Montagu, however, most immigrants, 72%, 78% and 63%, respectively, moved to the
settlement for improved job opportunities. What is interesting is that these are the same settlements which
had the highest proportions of recentimmigration, as well as the highest proportion of immigrants from

outside the Western Cape, as well as outside of South Africa.
The next section presents the survey results pertaining to housing in the Langeberg LM.

7.2.4. Housing in the Langeberg LM

This section presents the results pertaining to the following two questions:

115



Langeberg Local Municipality Human Settlements Plan

1. What type of accommodation do you currently live in?

2. How satisfied are you with your current housing situation?

7-2.4.1. Housing typology

The percentage of surveyed households living in each housing typology are presented in the figure below. °

Figure 7.9: Housing typology per settlement
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The figure above illustrates some interesting features of the distribution of housing typology in the
Langeberg LM. First, there is a reasonable spread of housing typologies in the municipality as a whole, with
the proportion of freestanding houses equal to that of freestanding informal housing. The most common
housing typology in the surveyed settlementsis RDP housing, with 27% of respondentslivingin these houses.
The least common housing typologies are flats/apartments and semi-detached houses, with 1% of

respondents living in each of these typologies.

With respect toindividual settlements, Ashton and Zolani have the highest proportions of RDP houses, with
over 40% of respondents in each of these areas living in this housing typology. Bonnievale has the highest
proportion of informal dwellings, with 68% of respondents living in an informal dwelling either in a backyard
or freestanding. Nkqubela is the most mixed settlement, with 27% of respondents living in RDP houses, 22%
living in freestanding informal dwellings, and 24% living in backyard informal dwellings. Formal dwellings
(freestanding or backyard houses, rooms within houses, or flats/rooms in backyards) make up 23% of

dwellings lived in by respondents of Nkqubela. A large percentage (48%) of respondents in Montagu

9 Please note that any typologies reported by less than 5% of respondents in each respective area are not
labelled. See appendix A for full breakdown of housing typologies in the municipality.
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reported to be living in Wendy houses, which can reasonably be understood as semi-formal and are
predominantly in backyards. Another 25% of respondents in Montagu reported to be living in informal
backyard dwellings. Finally, McGregor has the highest proportion of respondents living in freestanding
houses, which s likely to be a result of the newly developed “White City” which provided formal housing to
many residents of the Town. Many of the houses in White City have backyard dwellers, which can be seenin

the figure as 26% of respondents live in backyard dwellings.

7.2.4.2. Housing satisfaction

Next, satisfaction with the current housing situation is in depicted. Respondents were asked to rate their

level of satisfaction on a Likert scale from “very dissatisfied” to “very satisfied”. The results are presented in

figure 7.10 below.

Figure 7.10: Housing satisfaction per settlement
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The residents of Bonnievale appear to be the most dissatisfied with their housing situation as 45% of
respondents reported being “very dissatisfied” and only 38% are either ‘“somewhat satisfied” or “very
satisfied”. Montagu has the second highest proportion of respondents indicating that they are “very
dissatisfied” with their current housing situation. These two settlements are also the settlements with the
lowest proportions of freestanding houses. Additionally, Bonnievale has the highest percentage of inf ormal
dwellings, while Montagu has the third highest, and Nkqubela having the second highest. Nkqubela, on the

other hand, is above average in terms of the proportion “satisfied” or ‘““somewhat satisfied” with their
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current housing situation, whichisan interesting result giventhe high percentage of informal dwellings. This
is likely to be due to Nkqubela’s proximity to Robertson, and hence job opportunities, shops, schools and

hospitals available and accessible.

Robertson North and McGregor have the highest percentage of respondentsreporting to be “very satisfied”
with their current housing situation (57% and 47%, respectively). This is somewhat unsurprising, as these are
the areas with the highest percentages of freestanding houses, with 34% and 35% of the respondents in
Robertson North and McGregor living in this housing typology, respectively. The recent development of
“White City” is likely to be a large reason for the high proportion of freestanding houses in McGregor as well

as the higher-than-average level of satisfaction with current housing situations in McGregor.

The next section will present results relating to the level of access respondents reported having to basic

amenities.

7.2.5. Access to amenities and job opportunities

The final demographic question respondents were asked related to their perception of access to basic

amenities and job opportunities. The amenities included the following:

e Health facilities;

e Education facilities;

e Transport facilities;

e Shops/retail facilities, and;

e Job opportunities.

Respondents were asked to rate their perception of accesson a Likert scale from “very poor” to “very good’

access. The results are presented for each of the amenities separately before discussing overall trends.

7-2.5.1. Health facilities

Health facilities include public hospitals, clinics, doctors, dentists, etc. The table below indicates the results

obtained from the surveyed settlements.
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Figure 7.11: Access to health facilities
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The data presented in the figure above indicates that overall, 50% of respondents in the Langeberg LM
believe that they have very poor access to health facilities. This is largely driven by the fact that 56% of
respondents in McGregor, and 85% of respondents in Bonnievale stated that they have very poor access to
health facilities. Importantly, there is no major difference among the different areas that make up
Bonnievale, as 86% of Boekenhoutskloof, 84% of Happy Valley and 83% of Mountain View respondents stated
that they have “very poor” access to health facilities. There is also no reason to suspect that there are any

major differences between the access that respondents of other sub-areas have to health facilities. These

sub-areas are not far apart, implying very similar access.

The data above also indicates that the residents of Robertson North have the best access to health facilities,
with 48% of respondents stating that they have average, or better, access. This makes sense due to the fact

that Robertson North is the closest to the CBD of the largest town in the municipality.

Next, the results pertaining to access to educational facilities are presented.
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7-2.5.2. Educational facilities

Figure 7.12: Access to educational facilities
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In the case of educational facilities, it is again Bonnievale which appears to have the worst access, with 53%
of respondents reporting to have very poor access to educational facilities. This is an interesting result given
the presence of Jakes Gerwel Technical school which has been recently built in Bonnievale. This school is,
however, a private school. Therefore, although it is available, not all households will have access due to
financial constraints. In Montagu, 42% of respondents stated that they have very poor access to educational
facilities. Other than these two, Zolani is the only settlementin which more than 50% of respondents said

that they have either poor or very poor access to educational facilities.

Robertson North appears to have the best access to educational facilities with 61% of respondents having
either good or very good access, likely owing again to its location within the largest town in the municipality.
This, however, does not mean that the situation is ideal. During stakeholder engagements issues wereraised
regarding overcrowding in Langeberg Secondary School and the many difficulties being experienced as a

result. Second to Robertson North is Ashton, with 56% of respondents having either good or very good

access.

Next, access to transport facilities is discussed.
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7-2.5.3. Transport facilities

Figure 7.13: Access to transport facilities
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The figure presented above illustrates that the residents of Bonnievale and Montagu identified themselves
as having the worst access to transport facilities. Importantly, in this case, the average level of access to
transport in Bonnievale is heavily skewed by Boekenhoutskloof as 89% of respondents in this settlement
stated that they have very poor access to transport facilities, while only 47% and 44% of respondents in
Mountain View and Happy Valley, respectively, made the same statement, which is morein line with the rest
of the settlements. If Boekenhoutskloof were excluded, McGregor and Montagu would have the largest

proportions of respondents stating that they have very poor access to transport facilities.

Interestingly, Robertson North is not leading in terms of access in this category, but rather Ashton, where
43% of respondents said they have either good or very good access to transport facilities. This is followed by
Nkqubela, where this was the case for 36% of respondents. This is not surprising, however, given the
locations of both Ashton and Nkqubela on the R60, along which most public transport operators travel. Itis
therefore not surprising that Zolani has the third largest percentage of residents reporting to have either
good or very good access to public transport facilities. The locations of Mandela Square and Mountain View
in Montagu, as well as McGregor, also give insight into why these two settlements, and especially that of
Boekenhoutskloof in Bonnievale, have the worst access to public transport. Investmentinto public transport

infrastructure would be required to improve access in these areas, as it is apparent that the market cannot

effectively provide for the residents of these settlements.

Next, access to shops/retail facilities is explored.
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7.2.5.4. Shops/retail facilities

The figure below presents the data pertaining to the self-reported access to shops and retail facilities by

Langeberg Robertson  Nkqubela Ashton Zolani Montagu  Bonnievale = McGregor
LM North

residents of the respective settlements.

Figure 7.14: Access to shops/retail facilities
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This figure indicates that the residents of Bonnievale and Ashton have the worst access to shops and retail
facilities, with 84% and 71% reporting either poor or very poor access, respectively. Robertson North and
Nkqubela, on the other hand, have the best access, with 35% of respondents reporting either good or very
good access in both settlements. Additionally, 33% of respondents in Montagu reported having either good

or very good access to shops or retail facilities, making this the settlement with the third best access.

The final question within the demographics section of the questionnaire asked respondents about their
accesstojob opportunities. Giventhe high levels of unemployment withinthe settlements surveyed, itis not

surprising that many of the respondents reported having poor access to job opportunities. The specific

results for each settlement are presented in the figure below.
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7.2.5.5. Job opportunities

Figure 7.15: Access to job opportunities
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This figure illustrates just how scarce job opportunities are for residents of the settlements surveyed.
Bonnievaleis again the settlement with the worst access. Thisis not, however, a result of Boekenhoutskloof,
since both Boekenhoutskloof and Mountain View results indicated that over 95% of respondents believe
themselves to have very poor access to job opportunities. Interestingly, respondents in Nkqubela and
Montagu appear to have the best access to job opportunities. These are followed by Ashton and Robertson
North. The next section will dive deeper into the types of economic activities in which the residents of the

municipality are engaged, their levels of income and their housing affordability.

7.3. Economic Profile

This section presents the results pertaining to the second section of the survey, which focused on the
dynamics of economic activity withinthe municipality. First,employment status and industry of employment
are looked at, before travel time and travel mode to places of employment. The relationship between
employmentandhousing is then discussed before household income results are presented. Accommodation
needsand tenure preferences are theninvestigated, whichis enriched by self-reported housing affordability.

Finally, the additional comments left by respondents are presented and discussed in summary.

7.3.1. Employment
7-3.1.1. Employment status

This question asked respondents to select the option which best describes the employment status of the
head of their household.
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Noteworthy is that the sample of respondents who reported being remittance recipients are likely torely on
these from someone who is employed. Remittance or social grant recipients were commonly stated
categories and are therefore included to provide a deeper level of understanding of the dynamics of

household employment and income.

The figure presented below indicates the percentages of each category selected within each of the

settlements surveyed.

Figure 7.16: Employment status of household head
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The results show that of the 966 households surveyed, 864 provided an answer. Of those who did provide
an answer, 603 (70%) reported the head of the household to be unemployed. Only 12% stated that the head
of the household is formally employed while informally employed or employed part-time were both reported
by 7% of households. Another noteworthy category in the municipality was seasonal employment, with this

being the case for 2% of respondents.

There is significant variation between the results obtained from different settlements. Nkqubela has the
lowest percentage of unemployed household heads, with 51% of households reporting this to be the case.
Although only a quarter of respondents in Nkqubela reported the household head to be formally employed,
this is the highest percentage of all the settlements surveyed. Additionally, this is nearly double that of
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Robertson North, which had the second highest percentage of households reporting a formally employed
household head (13%). Overall, Nkqubela has the highest percentage of employed household heads, as 49%
reported a household head who is employedin at least some capacity, be it formally, informally, part-time,

or seasonal.

Robertson North appeared to have the next highest percentage of household heads who are employedin
some capacity. While 67% of respondents indicated an unemployed household head, 28% of respondents
indicated that the household head was employed either permanently (13%), informally (9%), or part-time (6%).
Robertson North also had the highest proportion (3%) of respondents indicating that the household head,
rather than being employed or unemployed, is a recipient of a social grant of some kind and that this is what
provides theirincome. Additionally, the results presented here indicate that the settlements closest to the
biggest town in the municipality, Robertson, are also the settlements with the lowest unemployment
figures. This is an indication of the job opportunities in Robertson in comparison to the other, smaller towns
in the municipality. It also further illustrates the dynamics alluded to in the previous section, where it was
shown that 72% of respondents in Nkqubela who had moved to the settlement, stated that the reason for
moving there was inorder to seekjob opportunities. Thisindicates the attraction of Nkqubela as a place with
access to job opportunities, and is further illustrated by the fact that Nkqubela had the lowest proportion

(59%) of respondents who indicated having very poor access to job opportunities.

Bonnievale has the highest proportion of informally employed (12%), while Ashton has the highest proportion
of part-time employed (13%) household heads. Interestingly, Ashton also has the highest proportion of
pensioners, with 4% of respondents listing this as the employment status, which implies a pension income.
Zolani has the highest proportion (8%) of seasonal workers, followed by Nkqubela (5%). Finally, McGregor

has the highest proportion (2%) of remittance recipients.

These income dynamics provide insight into the income streams earned by households in the municipality,

and where the most economic activity is taking place. This is further investigated in the sections that follow.
Next, the sector of employment of the household heads is presented below.

7-3.1.2. Sector of employment

The results presented below illustrate the sectors in which the household heads in the municipality and its

surveyed settlements are employed.
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Figure 7.17: Sector of employment
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The figure above indicates that there is a wide spread of economic activities in which the residents of the
municipality are engaged. The sector contributing the most to employment in the municipality is seen to be
that of agriculture, hunting, forestry and fisheries (28%). This sector is largest in McGregor, where 46% of
respondents said that they are employedin agriculture. Bonnievale(35%), Montagu (31%) and Nkqubela (29%)
also have larger than average proportions of respondents employed in this sector. Montagu, however, has
an equal percentage of respondents employed in agriculture and wholesale and retail trade, catering and
accommodation (wholesale) with 31% of respondents employed in each of these two sectors. Finance,
insurance, real estate and business services also employs more people in Montagu than in the other

settlements, as 23% of respondents said that they are employed in this sector.
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Manufacturing is a large sector in both Ashton and Zolani, with 48% and 43% of respondents employed in
this sector, respectively. During engagements with locals, it became clear that the largest employers in the
manufacturing sector in this area are the fruit canneries. These two settlements share similarities in the
most significant sectors of employment due to their proximity to one another. The largest difference
between them, however, is that 9% of respondents in Zolani are employed in construction, while none of

the respondents in Ashton stated this as their sector of employment.

Next, McGregor and Bonnievale appear to have similarities in sectoral employment distribution, with the
exception of transport, storage and communication which employs 4% of respondents in Bonnievale but
none in McGregor, as well as finance, insurance, real estate and business services, which employs 4% of
respondents in McGregor and none in Bonnievale. Additionally, 12% of those employed in Bonnievale stated

that they are employed in electricity, gas and water supply, while none in McGregor said the same.

Nkqubela and Robertson North, also likely due to proximity to one another, share similarities in sectoral
employment patterns. Nkqubela, however, has a higher percentage of respondents employed in
construction (19%) than Robertson North, while Robertson North has a higher percentage of respondents

employed in wholesale and retail trade, catering and accommodation (25%). This is likely to be due to

Robertson being the regional centre, with a lot of tourism activity and retail centres.

Next, the employment dynamics employment and travel are explored in the section below.

7.3.2. Employment and travel

This section explores the dynamics of travel as it relates to employment in the municipality. First, the
average length of time taken to travel to work is explored before the mode of transport most commonly

used is discussed.

7-3.2.1. Travel time

The average time taken to travel to work is an important aspect to investigate as it provides an indication of
the distance from job opportunities and places that people in each settlement are employed. The figure

below presents these results.
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Figure 7.18: Travel time to place of employment
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The figure above indicates that just less than two thirds of the respondents (62%) spend less than an hour
travelling to work. There is, however, considerable variation between the residents of different settlements.
Residents of Zolani and Ashton appear to be the closest to their places of employmentas 82% of respondents
in both settlements spend less than an hour travelling to their place of employment. Residents of McGregor
also appear to live close to their place of work, as 79% spend less than an hour travelling and no one spends

more than 2 hours.

The residents of Robertson North and Montagu appear to live furthest from their places of work, as 45% and
43% of respondents, respectively, spend between 1 and 2 hours travelling, while 38% of respondents in
Montagu (the largest category) spend between 2 and 3 hours travelling. While only 11% of respondents in
Robertson North spend between 2 and 3 hours travelling, 9% (more than in any other settlement) spend
more than 3 hours travelling to their place of work, implying that they work outside of the municipality, and

possibly the district.

The short time required to travel to work for the residents of Ashton and Zolani as well as McGregor and
Nkqubelaimply that they work withinthe municipality. Since 46% of the residents of McGregor are employed
in agriculture, it is likely that they work on surrounding farms. The large proportion of residents of Ashton
and Zolani which work in manufacturing are likely to work in fruit processing and packaging, as was stated

during field worker training sessions in these areas.
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Next, the mode of transport which is most commonly used by residents of different settlements is explored
to further understand these dynamics.

7.3.2.2. Mode of transport
The figure below illustrates the most commonly used modes of transport to places of employment within

the surveyed settlements of the municipality.

Figure 7.19: Mode of transport to place of employment
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This figure indicates that taxi is a popular mode of transport in Zolani, with 71% of respondents using it to get
to work. McGregor and Nkqubela have the highest proportions of bus commuters at 16% and 14%
respectively. Car usage is fairly consistent across settlements, with the exception of Zolani, where only 7% of
respondents use a car to get to work. Montagu and Robertson North have the highest proportions of car
users, with 35% and 33%, respectively. Bicycle usage is most common in Nkqubela (15%) and Bonnievale (11%),
while walking is the predominant mode of travel in McGregor with 52% of commuters walking to work. This
finding is an additional indicator that many in this settlement work on surrounding farms or at businessesin
town. Overall, a third of the municipality walk to work, which would imply that these people work within or
near their settlementortown. Cars are most popular in Robertson North, with33% of commuters using them
to get to work, a further indicator that people in Robertson North may work outside of the municipality, as

there is a combination of high car usage and long travel times. This could, of course, be the opposite in the
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sense that the car users take less time to get to work than the walkers and that no one works outside the
municipality. However, it seems unlikely that many people would spend multiple hours walking to work
when there are relatively cheap alternatives available such as busses and taxis which are readily available in

Robertson North.

Next, the availability of housing closer to places of work is investigated in order to gain an understanding of
the areas in which people would be willing to live and whether they believe it possible to find

accommodation nearer to their place of work.

7.3.3. Employment and housing

This section presents the results of three questions, namely:

1. Is there housing available closer to your place of employment?
2. Would your household consider moving closer to this place of employment?

3. Which areas would you be prepared to move to? (If willing to move).
The results pertaining to question 1 above are presented in the figure below.

7-3.3.1. Housing availability

Figure 7.20: Housing availability
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The results presented above are interesting for several reasons. First, the fact that an above average
percentage of respondents in Robertson North (67%) said that there is not housing available closer to work
suggests that these people do not work outside of the municipality, as there is housing available in areas

such as Worcester or Swellendam, for example.

Alot of people in Ashton and Zolani, 63% and 61%, respectively, also said that there is not housing available

closer to work, further implying that many of these employed persons work nearby in manufacturing and
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fruit processing and packaging. Additionally, it is shown above that 82% of the respondents in both Ashton
and Zolani take less than an hour to get to work. This discussion is also applicable to McGregor, where many
are employed in agriculture, take less than an hour to get to work and the predominant mode of transport

is walking.

Additionally, 45% of respondents in Bonnievale stated that there is available housing closerto work and given
that 57% of respondents spend more than an hour getting to work and 14% spend more than 2hours, it is very
likely to be the case. What is noteworthy, however, is that 41% of respondents in Bonnievale walk to work,
implying that many spend over an hour walking to work each day. Given that over a third of respondentsin
Bonnievale are employed in agriculture, it seems likely that these people are walking to nearby farms on
which they are employed in some capacity. This is not surprising given the somewhat isolated nature of both
Happy Valley and Mountain View, as well as the completely isolated nature of Boekenhoutskloof behind the
maintown of Bonnievale. Eventhose who work inthe maintown of Bonnievale but live in Boekenhoutskloof,
Happy Valley or MountainView would spend a considerable amount of time walking betweenthe two places

if without any other mode of transport.

Finally, although 50% of the residents of Montagu said that there is not, arelatively large proportion of (35%)
of respondents said that there is housing available closer to their place of work. Given that 69% of
respondents in Montagu spend more than an hour getting to work and 38% spend more than 2 hours, this s
likely to be true. This, combined with the large proportion of respondents in Montagu employed in either
wholesale or retail trade, catering or accommodation as well as finance, insurance, real estate and business
services (53% between these two sectors) implies that many of these people work in larger towns, such as

Robertson, Swellendam or Worcester, for example.

Now that these dynamics have been explored, the willingness of people to move closer to their place of
work, as well as their preferred place of relocation can be explored. This provides deeper insight into the

areas in which people of the municipality are employed and which settlements are deemed most desirable.

7.3.3.2. Willingness to relocate

The figure below presents the results of the question which asked the household head whether their

household would consider moving closer to their place of employment.
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Figure 7.21: Willingness to relocate closer to work

Langeberg LM Robertson Nkqubela Ashton Zolani Montagu Bonnievale McGregor
North

M Yes W No

The results above indicate that the residents of Bonnievale are far more willing to locate than those of any
of the other settlements in the municipality as 54% of respondents stated that their household would
consider moving, the only settlement with over a third of respondents saying yes. This is unsurprising since
57% of these respondents from Bonnievale spend over an hour travelling to work, 41% of them walk to work,

and 45% indicated that there is housing available closer to their place of work.

Overall, however, very few respondents in the municipality indicated that their household would consider

moving, with an average of 30% saying yes in the municipality.

Next, the most preferable settlements to move to are presented in the figure below.
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7-3.3.3. Preference of relocation location

Figure 7.22: Preference of relocation location

a%
1%
18%

43%

84%

Langeberg LM Robertson Nkqubela Ashton Zolani Montagu Bonnievale McGregor
North

H Robertson © McGregor © Montagu [ Zolani M Bonnievale ® Nkqubela ~ Ashton Swellendam

The results presented above provide some interesting insight into the preferences of the residents of the
municipality with respect to the areas they would live in. For the purpose of this analysis, responses
indicating a willingness to move to the settlement in which the respondent already lives is assumed to

indicate a desire to move to a new residence within the same settlement.

Overall, Robertson is the most popular preference of location to which people would be prepared to move,
however, this average of 35% is highly skewed by the 89% of respondents in Robertson North who indicated
a preference to move to Robertson. While this may well imply a preference to move to a different location
within the town of Robertson given its status as the largest town in the municipality, it is less useful than
some of the other insights. Withrespectto Robertson as a preference, it canbe seen that 33% of the residents
of Montagu who are willing to move would prefer to move to Robertson. It should, however, be noted that
only 20% of respondents in Montagu (the lowest percentage of all settlements) indicated a willingness to

move at all. Other than Montagu, respondents from other settlements indicated little preference for

Robertson as a location to relocate to.
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The preferences of the respondents in Nkqubela are interestingly mixed, more so than any of the other
settlements responses. This is also the only settlement without the dominant relocation location being the
settlement itself, possibly indicating a stronger desire to move closer to the place of employment. Nkqubela
has the lowest percentage of respondents indicating an unemployed status (51%), with the largest
percentage of respondents indicating some form of employment (49%). Additionally, the sectoral
distribution of employment in Nkqubela is also very mixed, which would imply a range of different areas of
employment of these respondents. When considering these factors, it makes sense that thereisa wide range

of preferences for relocation.

Montagu and Bonnievale are tied for preferred relocation locations among the respondents from Nkqubela
with each being the preference of 23% of respondents. After these are Robertson and McGregor, each with

19%. Nkqubela itself follows, with 10%, and then finally, Zolani is the preference for 6% of respondents.

McGregor and Ashton appear to have the most loyal residents, with 92% and 84% of respondents indicating
apreference to stay in these settlements. The preference for McGregor is not surprising, however, given the
newly built White City, as well as the short travel times many of residents to their place of work and the

dominance of agriculture as a sector of employment.

Finally, Ashton appears to be the preferred relocation settlement for those living in Zolani, which is not
surprising given its close proximity to Zolani as well as better access to transport as well as educational

facilities.

Next, household income results are explored, before tenure preference and accommodation affordability is

presented for each of these settlements.

7.3.4. Household income

The figure below shows the self-reported monthly household income by the survey respondents in each of
the surveyed settlements. The results indicate that on average, across the surveyed settlements, 63% of
respondents reported having a household income of less than R1850. An additional 25% of respondents
recorded having a monthly household income of between R1 850 and R3 500. 88% of respondents in the

municipality therefore indicated an average monthly household income of less than R3 501.

Robertson North had the lowest proportion of households indicating that they are in the lowest income

bracket, with only 53% of respondents, while 33% recorded being in the bracket R1 850 - R3500.

Nkqubela has the most evenly spread distribution of monthly household income, with at least some
households in each of the income brackets. Montagu’s income distribution has the highest skewness with
all households falling in the lowest 3 income brackets. 79% of respondents indicated a monthly household

income of Ro - R1 850, with the remainder all having a household income of less than R7 501.
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Figure 7.23: Monthly household income
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The next results presented below investigate whether households are currently looking for new
accommodation. This is followed by an indication of the types of tenure households would most prefer if

they were to move.

7-3.5. New accommodation

This section explores the results of the following three questions:

1. Are you currently looking for new accommodation?
2. If you were to move into new accommodation, would you prefer to rent or buy?

3. How much would your household be able to afford on monthly rental?

7.3.5.1. Looking for new accommodation

The figure below presents the data pertaining to the first question above.
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Figure 7.24: Respondents looking for new accommodation
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Overall, the results indicate that on average, the majority of those surveyed are not actively looking for new
accommodation. In total, 57% of respondents in the municipality indicated that they are not looking, while
43% are looking for new accommodation. Overall, the respondents of Zolani appear to be the most satisfied
with their current housing situation as only 20% of respondents indicated that they are looking for new
accommodation. On the other hand, the residents of Montagu appear to be the least content, as 68% of

respondents are looking for new accommodation. This is followed by Bonnievale, where this figure is 50%.

Bonnievale, however, is made up of 3 different settlements, with variation existing between them. In
Boekenhoutskloof, 50% of respondents indicated that they are looking for new accommodation, perfectly in
line withthe average for Bonnievale. Mountain View had a very low percentage, with only 14% of respondents
looking for new accommodation. The residents of Happy Valley, however, appear to be less content with
their current housing situation as 73% of respondents indicated that they are currently looking for new

accommodation.

Montagu is slightly more uniform in the distribution between the two settlements surveyed. In Mountain
View, 77% of those surveyed indicated that they are looking for new accommodation, while this figure was

67% in Mandela Square. See appendix B.1 for these results as well as those of Bonnievale.

Next, the results of pertaining to tenure preference are presented in the figure below.
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7.3.5.2. Tenure preference

For this question, respondents were asked, if they were to move into new accommodation, whether they

would prefer to rent or buy. The figure below presents the answers provided by the respondents.

Figure 7.25: Tenure preference
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The data indicates that 63% of respondents across the municipality would prefer to rent rather than purchase
new accommodation. Additionally, although it was not provided as an option, 2% of respondents made it

clear that they would like neither to rent nor to buy, but rather to be provided with an RDP house.

The largest preference for rental is seen to be in Montagu, where 77% of respondents indicated this as their

preference, were they to move. This was followed by Zolani, where 76% of respondents indicated a

preference for rental.

The largest preference for purchasing is seen to be in Robertson North, were there is an even split between

rental and purchase preference at 47% each, and the largest preference for RDP housing (7%).

McGregor followed Robertson North with a nearly even split between rental and purchase preference,
however, the 6-percentage point difference between the two is accounted for by those with a preference
for RDP housing. These people do wish to own a house, however, but cannot afford one and therefore wish
to be provided with one. The larger preference for RDP housing in Robertson North and McGregor is not
surprising giventhe fact that there are many RDP homesin these areas, giving many residents the impression

that this is a possibility.

Overall, however, it appears that rental is a more favourable option for most people within the municipality.
This finding somewhat contradicts the socioeconomic data discussed in Chapter 3, as only 29% of the
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residents of the municipality rent theiraccommodation currently. Itindicates that bonded housing is perhaps

less popular than previously thought. This could be due to the flexibility provided by rental accommodation,

as well as the fact that residents would need to qualify for a bond in order to purchase a home.

The next question asked respondents how much they would be able to afford to spend on monthly rentals.
These results are presented and discussed below.
7-3.5.3. Rental affordability

The figure below indicates the amount that surveyed households would be able to afford to spend on

monthly rental, should they move to new rental accommodation™.
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This figure illustrates that in the Langeberg LM, R1 000 is the monthly rental that can be afforded by the
largest percentage (17%) of households. Following this, 13% of households can afford R1 500, while 10% can
afford R500. Other focal points of rental affordability are R600 and R2 000, which can both be afforded by
7% of households. Only 6% of surveyed households could afford to spend more than R2 000 per month on

rent. 20% of households can afford between R1 500 and R2 000 per month, while 66% of households lie

10 Please find the full table of results per settlement in appendix B.2
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between Ro and R1000 in affordability. A large proportion (26%) of households cannot afford more than

R300 per month.

An additional noteworthy point is that 6% of households who said they would prefer to rent, said that they
would not be able to afford to spend anything (Ro) on rent. This is seemingly similar to the desire for an RDP

home as this would be a house provided at no cost.

Finally, offering a range of rentals, between R500 and R1 500 per month, would capture 62% of the

households who would prefer to rent. 13% of households could afford more than R1 500 per month, while

the remainder (25%) would require rental of less than R500 per month. This is depicted in the table below.

Table 7.3: Rental affordability ranges

Affordability range Percentage
Ro - R500 25%
R500 - R1 500 62%
R1500 + 13%

(Urban-Econ Data Collection, 2024)

7.3.6. Additional comments

The final question of the survey asked the respondents for any additional comments relating to housing in
the Langeberg LM. The most mentioned comments are presented in the list below. The first commentin

bold is the most raised issue throughout the settlements.

e Access to electricity, water and toilets (sewerage) and health facilities a problem (basic services).

e House prices are too high for most people - affordable housing needed.

e Road maintenance.

e Job opportunities.

e Drugs, crime and gangsterism.

e Drainage — Droéheuwel.

e Overcrowding and rubbish collection are a problem in Nkqubela, as well as fear of foreigners and
accusations of crime against them.

e The housing waiting list process confusing.

e Recreational facilities have been requested in Zolani.

e  More land to build houses is commonly asked for.

7.4. Conclusion

This chapter has presented and highlighted the results of the surveys conductedin the identified settlements
across the Langeberg LM. The chapter began by presenting the results of the demographic questions,
followed by a presentation of the important economic outcomes. Finally, the most mentioned issues were

presentedin the sectionabove. This provided valuable insightinto the dynamics of the settlements surveyed
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as well as the most pressing issues they face. The next chapter presents and discusses the housing demand

models developed to forecast residential housing demand in the Langeberg LM.
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8. RESIDENTIAL PROPERTY DEMAND MODELS

8.1. Introduction
This chapter presents and discusses several residential property demand models which have been developed
to forecast the long-term demand for housing in the Langeberg LM. The areas for which these models

forecast long-term housing demand include the Langeberg LM, Robertson and Ashton.

Firstly, the design of the model is presented before discussing the assumptions required to develop and use
these models. The limitations of these models is then discussed before, finally, the results of each of the
models are presented. These models, along with the results of the surveys, are used in the formation of an

implementation plan with respect to housing in the Langeberg LM.

8.2. The Model Approach

In order to forecast the long-term demand for housing of different typologies, aimed at catering for
households of different incomes and with different tenure preferences, the model makes use of several
important inputs. The first requirement is the determination of the primary and secondary market areas
(PMA and SMA, respectively). This is different for each different area but is requiredin order to determine
the number of households that will make up the demand going forward. Additionally, the injection and
leakage rates are required to further improve the accuracy of the forecast demand. The model then utilises
the household growth rate in the area of interest, as well as the tenure status and income distributions of

households in this area.

The PMA is the area from which the primary demand will emanate, while the SMA is the area from which
additional, or secondary demand, is captured. These areas are defined differently for each of the models
presentedin this chapter and are discussed in more detail as each model is presented. The leakage rate is
defined as the rate at which it is expected that households in the PMA would never be interested in making
use of a housing developmentin that area. The injection rate is the rate at which it can be expected that
households in the SMA would move to the PMA in order to make use of a housing development, should the
development cater to their needs. The injection and leakage rates are again defined individually for each of
the models presented and are therefore discussed in more detail with the presentation of each respective

model.

The household growth rate is then required to forecast the number of new households that will require
housing in the PMA and SMA each year. The income and tenure status distributions are used in order to
forecast how many of these new households will fall into each income category as well as whether they will
be likely to prefer bonded or rental housing. This allows for the model to forecast the long-term demand for

housing of different typologies which cater for households of different incomes.

The figure below presents the approach of the model in its most basic form.
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Figure 8.1: Basic model approach

The models need to make accommodation for several other factors which have influence over the number
of housing units which are likely to be demanded in each income and tenure status category. The first of
these is the backlog of the housing demand database. These are individuals who have registered as needing
a home on the housing demand database with the DoHS in the Langeberg LM. While the model predicts the
demand for housing by households, the individuals who have registered on the housing demand database
are all currently demanding housing. This means that although some of them may currently be living in the
same household, all of them would like to start their own household in a new home. Therefore, all of the
individuals on the housing demand database are added to the model. These individuals form the base
demand onto which the additional demand as a result of household growth is added. The number of
individuals who are listed as “waiting” in each respective area are added to the base demand for housingin
that area. Additionally, these individuals are added to the demand for the type of housing for which they
qualify or could afford based on their self-reported monthly income. These numbers differ by each area and

are therefore discussed within the description of each specific model.

Next, to more accurately reflect the demand for housing, migration of people into the Langeberg LM needs
to be taken into account. In the absence of migration data for the Langeberg LM, the average growth rate
in the number of shacks in the municipality is used as a proxy for the migration of low-income households
into the municipality. The “interception” rate is then used to capture the impact of this migration on the
long-term demand for housing. Total demand for housing by low-income households in each year is

multiplied by the interception rate to increase the demand, which reflects the impact of in-migration.
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Importantly, a separate interception rate is used to capture the influence of migration into the municipality
by middle- and high-income households. The reasons for migration into the municipality by low-income
households differ from those of middle- and high-income households, as well as the rate at which this
migrationis taking place. Itis therefore important to separate these two effects. The figure below shows the
more nuanced housing demand model utilised to forecast long-term demand for housing in the Langeberg

LM.

Figure 8.2: Housing demand model

Housing
demand
backlog

In-migration

Finally, the graphic below provides a summary of the definitions of the rates applied in the models used in

this report.

Table 8.1: Definitions of rates applied in housing demand models

The proportion of residents of the PMA that would not take

Leakage rate

advantage of housing opportunities.

Injection rate The proportion of residents of the SMA who would move to the

PMA to take advantage of housing opportunities.

The rate at which demand is increased to account for in-
Interception rate

Q

migration.

(different for low-income and high-income households).
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Now that the approach of the model has been discussed, the models developed for each of the Langeberg

LM, Robertson and Ashton are presented below."

8.3. Langeberg LM housing demand model

This section presents the models developed to forecast housing demand in the entire Langeberg LM. The

specific assumptions used in this model are as follows:

e PMA: Robertson, Nkqubela, Ashton, Zolani, Montagu, Bonnievale and McGregor.

e SMA: Langeberg NU (the non-urban areas of the municipality, outside of the towns listed above).
e Leakage rate: 0%

e Injection rate: 20%

e Interception rate — low-income households: 40%

e Interception rate — middle- and high-income households: 20%

e Housing backlog - “waiting”: 11 313. ™

The PMAisdefined as the urban areas of the municipality as these are the areas in which the primary demand
for housing will originate. For those living in the non-urban areas of the municipality, they would need to
move to an urban area to make use of a housing development, which is why this is defined as the SMA. The
leakage rate is defined as 0% as it is unlikely that, given the high need for housing in the municipality, that
anyone to whom housing is made available, affordable and of the preferred tenure status, would refuse to
make use of such housing. The injectionrate is defined as 20% to reflect the assumption that one-fifth of
those living in the non-urban areas would move into an urban area to take advantage of a new housing
development. The interception rate for low-income households is defined as 40% to reflect the impact of in-
migration by low-income households. This is informed by shack count data, whichis used here as a proxy for
in-migration of low-income households. Finally, the interception rate of 20% for middle- and high-income
households is used to reflect in-migration of these types of households, primarily for retirement or lifestyle

purposes, into the municipality.

Itis alsoimportant to note that not everyone on the housing demand backlog is in the same income bracket.
The 11 313 people on the backlog are therefore split according to their incomes and form the base demand
for each income category. All individuals on the backlog are added to the demand for bonded housing, due

to the intention to own the home instead of renting™.

" All decisions with respect to the assumptions presented below were made in consultation with key stakeholders within the
municipality and discussed at length before arriving at the final decision.

2 Although there are in fact 11 316 individuals defined as “waiting”, there is only income data for 11 313, which is why this is the figure
utilised here.

3 Because the housing demand backlog has been broken into respective income categories, although people are registered, based on

income they don’t all qualify for an RDP house, but rather qualify for First Home Finance, affordable housing or are even middle income.
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The table below shows the results of the housing demand model with respect to bonded housing in the

Langeberg LM.

Table 8.2: Langeberg LM bonded housing demand

BONDED
Ro-R3 500 R3 500-R22 000 R9 000-R22 | R22 000-R50 R50 000 +
Effective 000 000
Demand/Monthly
householdincome | = o 1 cidised First Home A:f:;g;';'e jMiddle | High Income
2023 9273 1866 478 43 13
2024 9275 1868 479 43 13
2025 9278 1870 480 44 13
2026 9280 1872 481 27 13
2027 9283 1874 482 45 13
2028 9286 1876 483 45 14
2029 9289 1879 484 45 14
2030 9291 1 881 485 46 14
2031 9294 1884 486 46 14
2032 9297 1 886 487 47 15
2033 9300 1888 488 48 15
2034 9303 1891 489 48 15
2035 9 306 1893 490 49 15
2036 9309 1896 492 49 16
2037 9312 1899 493 50 16
2038 9316 1901 494 50 16
2039 9319 1904 495 51 17

The results above indicate that the current housing demand backlog is the primary source of housing

demand in the municipality. In total, the results indicate that by 2039 there will be an estimated demand for

9 319 subsidised bonded housing units. This reflects the need for RDP housing in the municipality. In addition

to this, an estimated 1 904 households will qualify for First Home Finance housing, while 495 households wil

require affordable housing. Next, the results for rental housing needin the municipality are presented below.

Additionally, the housing demand model forecasts demand assuming no supply of housing in the future, i.e. the backlog continues into

the future as no supply of housing is accounted for, which would reduce the backlog.
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Table 8.3: Langeberg LM rental housing demand

RENTAL
R800-R3 R1 850-R6 700 R6 700- R9 000- R22 ooo0- R50 000+
. 500 R22 000 R22 000 R50 000
Effective
Demand/Monthly . . Social
household income Social Housing | 0\ e | Affordabl | Middle High
CRU Primary .
Secondar | e Housing | Income Income
Market
y Market
2023 41 61 41 30 14 7
2024 42 62 42 30 15 7
2025 42 63 42 31 15 7
2026 43 64 43 31 15 7
2027 44 65 44 32 15 7
2028 45 66 45 32 16 7
2029 45 67 45 33 16 7
2030 46 69 46 33 16 7
2031 47 70 47 34 17 8
2032 48 71 48 35 17 8
2033 49 72 49 35 17 8
2034 49 74 50 36 17 8
2035 50 75 50 36 18 8
2036 51 76 51 37 18 8
2037 52 77 52 38 18 8
2038 53 79 53 38 19 9
2039 54 80 54 39 19 9

These results highlight the stark divide between the demand for rental and bonded housing in the
municipality. The reasonfor this is the current divide betweenbonded and rental housing in the municipality.
In Chapter 4 it was illustrated that in the Langeberg LM, roughly 47% of households live in bonded housing
while only 28% of households live in rental housing. The model holds this distribution, like that of income,
constant over the forecast period, which is a large reason for the large demand for bonded housing
predicted here. This demand for bonded housing is, however, likely to be overestimated by the model. This
is alluded to by the results in Table 8.3 which indicates that 63% of respondents to the household surveys
would prefer to rent rather than purchase new housing. Another large reason for such a large difference
between the bonded and rental housing demand is the fact that all individuals on the housing demand

backlog are added to bonded housing demand.

Next, the models developed specifically for the town of Robertson are presented and discussed.
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8.4. Robertson housing demand

This section presents the housing demand models developed to forecast long-term demand for housing in
the town of Robertson. For the town of Robertson, two models were developed in order to illustrate the
difference between using a conservative injection estimate versus using a broader estimate. The first model

presented is the conservative model, which uses the following assumptions and parameters:

e PMA: Robertson

e SMA: Langeberg NU, Nkqubela, Ashton, Zolani, Montagu, Bonnievale and McGregor.
e Leakage rate: 0%

e Injection rate: 20%

e Interception rate - low-income households: 40%

e Interception rate - middle- and high-income households: 20%

Housing backlog — “waiting”: 3 511

The PMAin this case is the town of Robertson, as those living in Robertson would not need to move towns
to take advantage of a housing development. Importantly, although Nkqubela is very close to the town of
Robertson, for the purposes of this model, Nkqubela is a part of the SMA, and as such, the backlog within
Nkqubela is not included in the direct demand in the primary area. The backlog in Nkqubela and the demand
that emanates from this is captured in the full Langeberg LM models presented above. The SMAis all the
areas of the municipality outside of Robertson. In the case of this model, the leakage rate is again defined as
0% as it is not likely that individuals living in Robertson would not be interested in taking advantage of a
housing development in Robertson, should they need a house and be able to afford it. The injection rate, in
this conservative forecast, is 20%. This because many people in the municipality are likely to be willing to
move to Robertson in order to take advantage of a housing development. In the survey results, the data
indicated that Robertson was the town which had the highest proportion of respondents indicating a
willingness to move to. In addition, the proportion of respondents in Robertson which indicated that they
had “good” or “very good” access to health, educational and retail facilities, as well as job opportunities

was higher than the average for the whole Langeberg LM.

The interception rates used in both models are again 40% and 20% for low-income and middle/upper-income
households, respectively, for the same reasons discussed above. Finaly, the housing demand database

indicates that in Robertson there are 3 511 individuals on the housing waiting list.

The results of this model are presented below, with forecast demand for bonded housing first, followed by

forecast demand for rental housing.

4 These 3 511 individuals are separated into income categories using the proportions determined for the municipality in the previous
model.
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Table 8.4: Robertson bonded housing demand - conservative

BONDED
Effective Ro-R3 500 R3 500-R22 000 Ro c:)c:)c:)—Rzz R22 222'R5° R50 000 +
Demand/Monthly
household . .
ome | sdaea | TEteme | Aol | wdle | i ome
2023 2 904 616 168 24 10
2024 2 906 618 169 25 10
2025 2 907 620 169 25 10
2026 2909 621 170 25 10
2027 2 910 623 171 26 10
2028 2912 624 172 26 10
2029 2 913 626 172 27 11
2030 2 915 628 173 27 11
2031 2 917 629 174 28 11
2032 2 936 631 175 28 11
2033 2920 633 176 28 12
2034 2922 635 177 29 12
2035 2 923 637 178 29 12
2036 2 925 639 179 30 12
2037 2 927 641 179 30 13
2038 2 929 643 180 31 13
2039 2 931 645 181 31 13

Thes results tell a similar story to that of the results for the Langeberg LM. The demand for bonded housing
is centred around the lowest income category, subsidised bonded. This shows a high demand for RDP
housing in the municipality. This is largely a result of the high backlog in demand for this housing typology
on the housing demand database, as well as the higher growth rate in demand for this housing based on the

interception rate used to capture the in-migration of low-income households into the municipality.

The results above indicate that if no new housing developments take place during the forecast period, there
will be demand for approximately 2 931 RDP houses by 2039. Additionally, 645 households will qualify for
First Home Finance housing and be in need of housing by 2039. This, again, is the conservative estimate of

demand for bonded housing in Robertson.

The table below presents the broader estimates of demand for bonded housing in Robertson. The only
difference between these estimates is the fact that the broader model assumes a greater willingness to

move from other areas of the municipality to Robertson in order to take advantage of housing
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developments. The injection rate is therefore changed from 20% to 30% to reflect a greater demand

emanating from the SMA.

Table 8.5: Robertson bonded housing demand - broad

BONDED
Effective Ro-R3 500 R3 500-R22 000 R9 c:)c:)c:)—Rzz R22 ggg-Rso R50 000 +
Demand/Monthly
household ) )
T — Subsidised Flr?t Home Afford.able Middle High Income
Finance Housing Income
2023 2918 629 172 26 1
2024 2 920 630 173 27 1
2025 2 921 632 174 27 1
2026 2 923 634 174 27 11
2027 2 925 636 175 28 1
2028 2 927 638 176 28 12
2029 2929 640 177 29 12
2030 2 931 642 178 29 12
2031 2933 644 179 30 12
2032 2 955 646 180 30 13
2033 2937 648 181 31 13
2034 2 939 650 182 31 13
2035 2 941 652 183 32 13
2036 2943 654 184 32 14
2037 2945 657 185 33 14
2038 2 948 659 186 33 14
2039 2 950 661 187 34 14

Theresults of the broader model, presented above, indicate that, if no new housing developments take place

during the forecast period, there will be demand for approximately 2 950 RDP houses by 2039. Additionally,

661 households will qualify for First Home Finance housingand need housing by 2039. These resultsillustrate

that just a 10% difference in willingness tomove to Robertson for housing has a significantimpact on demand

for housing™.

Next, the results of forecast demand for rental housing are presented below for both the conservative and

broad models discussed. First, the results of the conservative model are presented below, which is followed

by those of the broader model.

s Though we cannot know with certainty the overall willingness to move to Robertson, these are the best estimates and were decided

upon based on extensive data analysis and consultation with key stakeholders within the municipality.
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Table 8.6: Robertson rental housing demand - conservative

RENTAL
Effective R800-R3 500 R1 850-R6 700 R6 70(:::;R22 Rgo::(;Rzz ';252%%(; R50 000+
Demand/Monthly
household Social
income CRU Social Housing Housing | Affordable | Middle High
Primary Market | Secondary | Housing Income Income
Market
2023 20 32 24 18 9 4
2024 21 33 25 18 9 4
2025 21 34 25 18 10 4
2026 21 34 26 19 10 5
2027 22 35 26 19 10 5
2028 22 36 27 19 10 5
2029 23 36 27 20 10 5
2030 23 37 28 20 10 5
2031 24 38 28 21 11 5
2032 24 38 29 21 1 5
2033 25 39 29 21 1 5
2034 25 40 30 22 11 5
2035 25 41 31 22 12 5
2036 26 42 31 23 12 6
2037 27 42 32 23 12 6
2038 27 43 33 24 12 6
2039 28 44 33 24 13 6

These results, like those of the Langeberg LM rental housing demand results, show much smaller demand

for rental housing than bonded housing. Interestingly, the demand for rental housing in social housing

markets is greater than that of the lowest income bracket. This is because the majority of extremely low-

income households are added to the demand for subsidised bonded housing due to the inability to pay for

even the most affordable rental housing.

The results of the broader model are presented below.
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Table 8.7: Robertson rental housing demand - broad

RENTAL
R800-R3500 | R1 850-R6 700 R6700-R22 | Rgooo- | R22 ooo- R50 000+
Effective 000 R22 000 R50 000
Demand/Monthly Social Social
household income e Housing Housing | Affordabl | Middle High
Primary Secondary | e Housing | Income Income
Market Market
2023 25 41 28 20 10 5
2024 26 41 29 21 1 5
2025 26 42 29 21 1 5
2026 27 43 30 22 1 5
2027 27 44 31 22 1 5
2028 28 45 31 23 1 5
2029 29 46 32 23 12 6
2030 29 47 33 23 12 6
203t 30 47 33 24 12 6
2032 30 48 34 24 12 6
2033 31 49 35 25 13 6
2034 32 50 35 25 13 6
2035 32 51 36 26 13 6
2036 33 52 37 26 13 6
2037 33 53 37 27 14 7
2038 34 55 38 28 14 7
2039 35 56 39 28 14 7

These results again indicate the importance of the willingness of households to move to Robertson to take

advantage of a housing development. The trends discussed above remain the same, as nothing has changed

except the amount of demand emanating from the SMA.

Additionally, as discussed above, the demand for bonded versus rental housing is determined by the tenure
status distribution of Robertson. As most people in Robertson live in bonded housing (65%), most of the
demand for housing falls into the bonded category. It is important to note though, that the current tenure
status distribution, though it is the best estimate available, does not necessarily capture the desire to rent
accommodation. Households currently living in bonded housing may contain individuals who wish to move
out and rent housingin Robertson. Household surveyresults presentedin the previous chapter, indicate that
47% of respondents living in Robertson would wish to rent housing if they were to move to new
accommodation. This implies amuch larger desire to rent accommodation than is reflected in these resuilts.
Though the model cannot capture this desire to rent accommodation, it is important to consider that the

demand for housing is likely to be much more evenly split along tenure status categories thanis reflectedin

these results.

Next, the results of the housing demand models developed for Ashton are presented in the same fashion as

those for Robertson. Again, both a conservative and broad model were developed for both bonded and
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rental housing in Ashton. Ashton was chosen as the second location for which to develop models due to the
fact that, in the household survey results, the data indicated that this was the town which had the second
highest proportion of respondents identifying it as the most preferable place to move to, should they move
to a new town in order to obtain housing. Additionally, as is discussed in the chapters to come, the Ashton
area is a favourable location for long-term housing developments due to its central location within the

municipality, relatively high economic activity, access to bulk infrastructure and available land.
The more conservative model for long-term housing demand in Ashton used the following assumptions™:

e PMA: Ashton

e SMA: Langeberg NU, Robertson, Nkqubela, Zolani, Montagu, Bonnievale and McGregor.
e Leakage rate: 0%

e Injection rate: 5%

e Interception rate — low-income households: 40%

e Interception rate — middle- and high-income households: 20%

e Housing backlog - “waiting”: 1623

The PMA in this model is the town of Ashton, while the SMA encompasses the rest of the Langeberg LM.
The leakage rate is again defined as 0% for the same reasons as were discussed in the previous two models.
In the case of Ashton, the conservative model uses an injection rate of 5%. Although Ashton is a relatively
desirable townin which tolive, the willingness to move to Ashton for housing is likely to be a lot lower than

that of Robertson. This injection rate is increased to 10% in the broader model presented next.

The interception rates which capture in-migration are kept the same for low-income and middle/upper-
income households (40% and 20%, respectively). Finally, the housing demandbacklogin Ashton is 1 623, which

is added to the primary demand".

Although Zolani is very close to Ashton, the PMA in this model is Ashton, and therefore, the housing backlog
in Zolani is not captured as part of the primary demand as it falls in the SMA. The demand emanating from

the housing backlog in Zolani is captured in the results of the full Langeberg LM model presented above.

The results of the more conservative model, forecasting the long-term demand for bonded housing in

Ashton are presented in the table below.

16 Again, these assumptions are based on thorough data analysis and consultation with key municipal stakeholders.
7 The housing demand backlog is again split along the income distribution of the hosing backlog that was reported for the municipality
as awhole.
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Table 8.8: Ashton bonded housing demand - conservative

BONDED
Ro-R3 50 R3 500-R22 000 R9 000-R22 | R22 000-R50 R50 000 +
Effective 000 000
Demand/Monthly
household income Subsidised Fnl':si;:nocré‘le Afo:;:];bgle lnr:lé:ﬂee High Income
2023 1332 274 70 7 2
2024 1333 274 70 7 2
2025 1333 275 71 8 2
2026 1334 275 71 8 2
2027 1334 276 71 8 3
2028 1335 276 71 8 3
2029 1335 277 71 8 3
2030 1336 277 72 8 3
2031 1336 278 72 8 3
2032 1341 278 72 8 3
2033 1337 279 72 8 3
2034 1338 280 73 9 3
2035 1339 280 73 9 3
2036 1339 281 73 9 3
2037 1340 281 73 9 3
2038 1340 282 73 9 3
2039 1341 283 74 9 3

These results again indicate that there is a strong demand for RDP housing in Ashton due, in large part, to
the high backlog on the housing demand database. It is, however, estimated that 283 households will qualify
for First Home Finance housing and need housing by 2039. The next table below presents the results of the

broader model, using a 10% injection rate which increases the demand for housing in Ashton emanating from

the SMA.
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Table 8.9: Ashton bonded housing demand - broad

BONDED
Ro-R3 500 | R3500-R22 000 | R9000-R22 000 | R22 000-R50 000 | R50 000 +
Effective
Demand/Monthly
household income | gypsidised Fir§t Home Afford.a ble Middle Income =t
Finance Housing Income
2023 1341 282 73 9 3
2024 1342 282 74 9 3
2025 1342 283 74 9 3
2026 1343 284 74 9 3
2027 1344 284 74 9 3
2028 1344 285 75 9 3
2029 1345 286 75 10 3
2030 1346 286 75 10 4
2031 1346 287 75 10 4
2032 1353 288 76 10 4
2033 1348 289 76 10 4
2034 1349 289 76 10 4
2035 1349 290 77 10 4
2036 1350 201 77 1 4
2037 1351 202 77 1 4
2038 1352 293 77 1 4
2039 1353 294 78 " 4

These results tell the same story as the results presented in the previous table, with a slightly increased

demand for housing due to larger demand from the SMA. Next, the demand for rental housing is presented

in the tables below.

The first table presents the demand for rental housing forecast by the conservative model.
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Table 8.10: Ashton rental housing demand - conservative

RENTAL
R800- R1 850-R6 700 R6 700- R9 000-R22 R22 000-R50 R50 000+
Effective R3 500 R22 000 000 000
Demand/Monthly Social Social
household income Ll Housing Housing | Affordable Middle High
Primary Secondary Housing Income Income
Market Market
2023 6 10 6 4 2 1
2024 6 10 7 5 2 1
2025 6 10 7 5 2 1
2026 7 10 7 5 2 1
2027 7 1 7 5 3 1
2028 7 11 7 5 3 1
2029 7 1 7 5 3 1
2030 7 1 7 5 3 1
2031 7 11 8 5 3 1
2032 7 12 8 5 3 1
2033 7 12 8 5 3 1
2034 8 12 8 6 3 1
2035 8 12 8 6 3 1
2036 8 13 8 6 3 1
2037 8 13 9 6 3 1
2038 8 13 9 6 3 1
2039 8 13 9 6 3 1

Thereisagain amuch smaller demand for rental housing comparedto bonded housing, for the samereasons
as were discussed above. In the case of Ashton, 59% of households currently live in bonded housing (either
fully paid off or being paid off) while only 24% live in rental housing. This strongly affects the forecast of
demand forrental housing relative tobonded housing. Additionally, the housing backlog has a strong impact

on the results because the backlog is added to the demand for bonded housing.

Next, the results of the broader model are presented below.
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Table 8.11: Ashton rental housing demand - broad

RENTAL
R8::(;R3 R1 E;zc:)—% R6 7::(—) R22 R9 000-R22 000 R22 ggg-Rso R50 000+
Ig::::,: Social Social Housi
. ocial Housin ;
CRU ';zums::g Secondary & A;f:;:l;t;le Middle Income Inlzlogr:e
Market Market

2023 9 14 9 6 3 2
2024 9 15 9 7 3 2
2025 9 15 10 7 3 2
2026 10 15 10 7 3 2
2027 10 16 10 7 3 2
2028 10 16 10 7 4 2
2029 10 16 10 7 4 2
2030 10 17 10 7 4 2
2031 1 17 1 7 4 2
2032 11 17 11 8 4 2
2033 1 18 11 8 4 2
2034 1 18 11 8 4 2
2035 12 18 12 8 4 2
2036 12 19 12 8 4 2
2037 12 19 12 8 4 2
2038 12 19 12 9 4 2
2039 12 20 13 9 4 2

These results again tell a similar story to those of the conservative model. Like Robertson, the demand for
rent is highest in the social housing categories, indicating that there is greater need for rental housing of this
typology. Importantly, as discussed above, the current tenure status distribution does not necessarily give a
true reflection of desire to rent. The survey data indicates that 60% of respondents in Ashton would prefer
to rent if they were to move to new accommodation, while 40% would prefer to buy. This highlights the fact
that these models, by design, underestimate the demand for rental housing. There is, therefore, a much
more even split between the demand for rental and bonded housing than these models reflect. The total

need for housing, however, is the best estimate that can be made with the available data.

8.5. Conclusion

This chapter has presented and discussed the results of housing demand models which were developed to
forecast the housing need in the Langeberg LM, Robertson and Ashton. The chapter began with a
description of the models which included explanations of the approach of the model and definitions of the
parameters used. The demand models for the Langeberg LM were then presented. The long-term demand

for bonded housing in the Langeberg LM indicated that by 2039 there will be demand for 9 319 RDP houses
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in the municipality. Additionally, it is estimated that 1 904 households will be in need of, and qualify for, First
Home Finance housing. In Robertson, the 2039 demand for these two types of housing were estimated at
2931 - 2950 and 645 — 661, respectively. Finally, in Ashton, by 2039 it was estimated that the demand for
these two housing typologies will be 1 341 - 1353 and 283 - 294. These results were highly dependent upon
the housing demand backlog in the municipality, as well as the rate of low-income in-migration, which was

proxied for by the rate at which informal settlements are expanding in the municipality.

It isimportant to note that the demand for rental housing predicted by these models is extremely low due
to the current tenure status distribution being highly skewed towards bonded housing. The models cannot
consider the preference for rental housing, however. The survey data indicated a high preference for rental
housing among respondents, were they to move to new accommodation. This implies that while the totals
between rental and bonded housing demand are as accurate as possible, the split between bonded and
rental housing demandiis likely to be much more even than predicted here. This means that the demand for
bonded housing is likely to be lower in all income categories except the subsidised bonded as this reflects
the demand for RDP housing. The lower demand for bonded housing in these income categories would

directly translate to increased demand for rental housing in most income categories.

The next chapter discusses some of the most important challenges faced with regards to housing in the

Langeberg LM. This is then followed by the development of a long-term housing delivery plan.
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9. Critical human settlement challenges

9.1. Introduction
This chapter is focused on addressing some of the most important challenges related to housing in the
Langeberg LM. These challenges are of importance to the Langeberg Human Settlements Plan due to the
affect they have on housing in the municipality. These concerns include the state of rural settlement, in-
migration, illegal land occupation, settlement sprawl, illegal migration, crime and violence, and the lack of

affordable rental housing. These will each be discussed separately in the sub-sections which follow.

9.2. Rural dwellers
First, it is important to briefly discuss the concerns related to rural dwellers within the municipality. It was
shown in the baseline assessment presented in chapter 4 that approximately 30% of the population of the
Langeberg LM live in rural areas, outside of the urban areas (Robertson, Nkqubela, Ashton, Zolani, Montagu,
Bonnievale and McGregor). Thisis more than any of these individual sevenareas. These rural dwellers almost
exclusively live and work on farms in the municipality and are only linked to the urban-centres for services

such as retail, and other public goods such as healthcare and education.

The largest concern relating to rural dwellers in the municipality is the fact that there is low knowledge of
and registration on the housing demand database (HDD). From engagements with the municipality, it was
brought to light that awareness programmes have taken place in many settlements in which people were
informed about the housing demand database and how to register. This, however, is not possible to doin all
rural areas. Many dwellers in rural areas, therefore, do not know about the HDD and of those who do know,
most are not registered. The difficulty is the large area over which these dwellers are spread and the inability
to inform all of these people of the processes by which housing is applied for in the municipality. As a result
of this, very little is known about the living conditions of these households. The survey was conducted in the

low-income settlements of the municipality and did not cover the expansive rural areas

In addition to these concerns, there have also been requests for housing assistance by farmers on behalf of
their employees. This indicates that there is a need for housing assistance in the rural areas, however,
quantifying how many households are in need of urban housing and their appetite for vacating their homes
on farms as well their tenure status at present is not clear. It is also apparent, based on the data obtained
from the household surveys, that there are many people who have been evicted from their homes on farms.
As aresult, these people have ended up ininformal settlements in the urban areas of the municipality. From
the survey data, it was found that 8% of respondents in Montagu, 5% of respondents in Ashton and 1% of
respondents in Nkqubela stated this as the reason for them currently residing in each of these respective
settlements. From engagements with municipal officials, it was found that roughly 15 cases of farm evictions
go to court each year, but most do not (Stakeholder Engagement, 2024) . This indicates that at least some
of these evictions are illegal and cause an increased number of people to be forced to live in informal
settlements in urban areas of the municipality.
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9.3. In-migration
In-migration is the largest concern relating to housing in the Langeberg LM. It was shown in the survey
results that only 39% of respondents have lived in their current settlement their entire life. In total, 22% of
respondents have livedin their current settlement for less than 10 years. The survey results also indicated
that a large proportion of respondents have moved to the Langeberg LM from other parts of South Africa
or other African countries. Most migrants to the municipality that are not from the Western Cape came from

the Eastern Cape, Zimbabwe, Malawi and Lesotho.

The high rate at which in-migration has been taking place, especially into informal settlements, has been a

cause of several concerns, including the following:

e lllegal occupation of land;

e Sprawling of informal settlements on private and publicly owned land;

e The high rates of illegal immigration;

e Increased levels of crime and violence in informal settlements;

e Tension between those who have lived in these areas all their lives and those who have recently
moved in, and;

e The strain that such fast population growth puts on bulk infrastructure capacity.

The high rates of in-migration can be seenin the fast growth in informal settlements within the municipality
within the last few years. The table below presents data obtained from the Western Cape DoHS on the

number of structuresinseveral informal settlements throughout the Langeberg LM between 2020 and 2023.
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Table 9.1: Informal settlement structure count 2020-2023

Settlement Town 2020 2021 2022 2023 3 year
growth
Boekenhoutskloof | Bonnievale | 289 444 444 588 27%
Mandela Square Montagu 78 248 248 272 527%
“Plakkerskamp”’ McGregor 16 32 32 32 -72%
Nkandla Nkqubela 321 374 374 374 17%
Enkanini, Kanana & | Nkqubela 946 1005 1005 1005 2%
Lawaaikamp
Cogmanskloof Ashton 77 71 135 135 21%
Droéheuwel Robertson 10 100 142 72 93%
Zolani Zolani 10 200 377 377 235%
Total All above 1847 2474 5757 2 855 16%

The table indicates that between 2020 and 2023 the number of structures in these informal settlements
increased by 16%, from 1847 2 855 structures in total. These settlements did not all experience the same
growth, however. The data shows that the highest growth was seenin Zolani, which grew by 235% in these
three years. Zolani had only 10 structuresin 2020 but had 377 structures by 2023. Droéheuwel, Mandela
Square and Boekenhoutskloof also experienced significant growth between 2020 and 2023. The data also

illustrates the influence of the “White City” development in McGregor, which reduced the number of

structures in the informal settlement from 116 in 2020 to just 32 in 2021, where it has stayed since then.

From the table above, it is clear that the growth of informal settlements has been happening at a fast rate
in the Langeberg LM. Important to note is that the rate of growth has increasedin the most recent years
indicating an increase in the rate at which people are migrating into the municipality. The problems

associated with this phenomenon are discussed in more detail below.

9.3.1. lllegal land occupation

One of the concernsrelated to the high growth rate in informal dwellings in the municipality is the illegal
occupation of land. Many settlements are started on land that is either privately owned or owned by the
municipality and therefore, built outside of the designated erven. This causes several problems. Firstly, many
of the places in which these structures are erected are not serviceable (water, sanitation etc... ), so it is not
possible for the municipality to provide basic services. Additionally, many of these structures are built in
places that are earmarked for development. If land that is earmarked for housing development is occupied
illegally for more than 24 hours, the occupants cannot be evicted without a court order. This means that it is
a lengthy and expensive legal process for the municipality to reclaim the land which is earmarked for

developmentbefore any development can take place. Unfortunately, this has reportedly happened on many
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occasions in the municipality and hinders the ability of the DoHS to effectively provide housing. For this
reason, an interdict is required so that the municipality can remove illegal occupants no matter how long
they have been occupying the land. In addition to this, it is illegal under the Prevention of lllegal Eviction
from and Unlawful Occupation of Land Act (no. 19 of 1998) to “directly orindirectly receive or solicit payment
of any money or other consideration as a fee or charge for arranging or organising or permitting a person to
occupy land without the consent of the owner or personin charge of that land.” The municipality should, in
conjunction with the South African Police Services, identify any persons allowing the illegal occupation of
land and detain and prosecute such offenders. The Act further states that offenders on conviction are liable
to a fine and or imprisonment of up to 2 years. This law should be strongly enforced in order for the illegal

occupation of land to be reduced within the Municipality.

Dealing with the illegal occupation of land:

To reduce the prevalence of illegal land occupation, the municipality should, in conjunction with the South
African Police Services, identify any persons allowing the illegal occupation of land and detain and prosecute
such offenders. The Prevention of Illegal Eviction from and Unlawful Occupation of Land Act (no. 19 of 1998)
further states that offenders on conviction are liable to a fine and or imprisonment of up to 2 years. This law

should be strongly enforced in order for the illegal occupation of land to be reduced within the Municipality.

Annexure A of the Local Government Circular C27 of 2022 (Renewed Focus on the Unlawful Occupation of
Land - Update) (Western Cape Government, 2022) provides an operating manual on dealing with the
unlawful occupation of land. This manual provides guidance on the prevention of unlawful occupation of
land, as well as the approach to be followed once unlawful occupation of land has taken place. It is
recommended that, in liaison with the Western Cape Provincial Administration, a practice note, or by-law be
developed as well as standard operational procedures to deal with unlawful occupation of land. The pro-

active measures discussed below should be considered in the drafting of this by-law.

The prevention of unlawful occupation of land can be achieved through a number of proactive measures.
These include the erection of fencing around private or government owned land as well as signage clearly
stating “no trespassing”. In addition to this, lighting should be used to deter occupation. Communication
among all stakeholders is important to create a joint understanding of the issues surrounding illegal land
occupation. A memorandum of agreement (MoA) between private land owners and local government
would allow local government to assist private land owners by acting on their behalf to preventillegal land
occupation. It is also important that land owners act quickly when land is illegally occupied and destroy
structures before they are fully erected. This also relates to counter-spoliation, which s the ability of land
owners to legally remove incomplete or unoccupied structures, regardless of the time period that has
passed. This should be understood and used by land owners and local government as a prevention tool.
Interdicts are another important tool that can be used to prevent illegal land occupation. Finally, risk

assessments should be conducted to identify vacant land which is likely to become illegally occupied.
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These prevention measures should be applied to land which could in the future become illegally occupied.
In section 6.1 the illegal occupation of land between Droéheuwel and Méreson was discussed (Site D1in map
10-1). This, if it continues, will increase the costs of the development of this land for housing provision. Thus,
the above described prevention measures should be used as tools to prevent the furtherillegal occupation
of this land. Clear communication with the owner of this land should be used to convey the importance of
preventing illegal occupation of this land. Fencing around the land not yet occupied should be erected by
the owner, or by the municipality on their behalf. Signage indicating the private ownership of this land and
clearwarning of prosecution for trespassing should be erectedand should be enforced by quick action when
illegal occupation occurs. A memorandum of agreement between the owners of this land and the
municipality should be developed and signed to allow the municipality to preventillegal occupation of this
land on the owner’s behalf. Finally, any structures not yet complete should be demolished, along with any

unoccupied structures.

This site is an example of many land parcels which are currently illegally occupied in the Langeberg LM. The
prevention of further illegal land occupation is of vital importance to the long-term housing plans of the

Langeberg LM and should be considered as a high priority.

Regarding the already occupied portions of the privately owned land between Moéreson and Droéheuwel
(site D1 in Map 10-1), the above described Annexure also lays out an approach to use post unlawful
occupation of land. Firstly,an interdictisrequiredinorder tolegally evictillegal occupiers of land. Once these
occupiers have been removed, and the above mentioned preventative measures have been implemented,
any furtherillegal land occupation should be dealt with by engaging with SAPS and applying for a court order
toremoveillegal occupiers. Finally, where possible, trespassing charges should be laid against any illegal land

occupiers.

The approaches described above should be followed, not only on site D1, but on all privately or
governmentally owned land parcels which have become illegally occupied or are at risk of becoming illegally
occupied. Additionally, local government officials and stakeholders should become familiar with the
Operating Manual: Unlawful Land Occupation (Western Cape Government, 2022) so as to fully understand
all aspects of the procedures to be followed in the prevention of illegal land occupation as well as once land

has become illegally occupied.

9.3.2. Settlement sprawl

The sprawling of settlements refers to the fast pace at which settlements expand once they have begun.
This is closely related to the illegal occupation of land and squatters’ rights, as once someone has occupied
land for more than 24 hours, they cannot easily be removed. Once afew structures have been erected on a
piece of land and do not get removed, it is a sign to others that this land is safe to occupy. This leads to rapid
erection of informal structures on said land and the sprawling effect, such as has happened in

Boekenhoutskloof, Zolani and Lawaaikamp in Nkqubela. This makes it even more difficult for land to be
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reclaimed as many people would have to be displaced to develop this land. In many cases, however, the land

upon which informal settlements are built is the only available land upon which to develop social housing.

9.3.3. lllegal immigration

Illegal immigrationis a serious problem faced by the municipality and the DoHS. It is not clear how many
migrants to the municipality have come to South Africa illegally, but it is clear that there are large
communities of people from Zimbabwe, Malawi and Lesotho in the informal settlements across the
municipality, as our survey data indicated. While no assumptions are made with regards to illegal
immigration, stakeholder engagements with municipal official as well as a wide range of community dwellers
indicated that alarge proportion of foreigners do enter illegally. This illegal immigration adds to the problem
of the growth ininformal settlements andthe illegal occupation of land. This task falls outside of the purview
of the DoHS who are mandated to communicate such matters and make requests for assistance to the
Department of Home Affairs. These repeated requests for assistance have, however, gone unanswered, and
the illegal immigration into the municipality has only increased in recent years. This has put strain on the
communities in many ways. Firstly, the increased number of people living in informal settlements has caused
increased density and adds to the fast growth in the size of informal settlements, as well as adding to the
problems associated withillegal land occupation. Inaddition to this, these people make use of infrastructure
such as electricity, water, sewerage, refuse removal, etc, but do not pay rates or taxes and therefore place

fiscal as well as infrastructural strain on the municipality.

9.3.4. Crime and violence

Due to the sharp growth rates of informal settlements inrecent years, there has been an increase inlevels
of crime and violence. Crime, drugs, gangsterism and violence were acommonly mentioned concernin the
additional comments made by respondents to the household surveys. This, according to residents, has been
increasing as settlements have become increasingly populated withnew people from outside the Langeberg
LM. This is not surprising, however, as our household survey data indicates high levels of unemployment in

these settlements.

This crime and violence speaks to another issue that has been raised by locals and in the household survey
data - tension between locals and perceived foreigners. The data shows that there are several settlements
in which many respondents have lived their entire lives, combined with many respondents who have only
moved in recently. This has caused tension between those who view these settlements as their home and
those who have recently moved in. Many respondents and stakeholders from areas such as Nkqubela and
Robertson North also stated being fearful of foreigners and not feeling safe intheir settlement. Certainareas
are informally designated as ‘no go areas’ as a result of a reputation for violence and a lack of safety and
security. This is, from engagements with locals, reportedly the case in Lawaaikamp in Nkqubela, which has

informally been designated as a foreigner-dominated and dangerous area.
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Ultimately, the issues surrounding immigration are complex and difficult to solve immediately, but it is clear

that two things which would have the biggest impact are:

1. aninterdict against illegal occupation of land, and;

2. assistance from the Department of Home Affairs in dealing with illegal immigration.

Next, the final major concernrelated to housing inthe Langeberg LM is discussed, the need for affordable

rental housing.

9.4. Rental housing

One of the key take aways fromthe survey data and the housing demand models, when considered together,
is the fact that there is not enough affordable rental housing in the Langeberg LM. The housing demand
models use the current tenure status distribution within the Langeberg LM to predict the demand for
housing of each tenure status over the forecast period. A problem with this, however, is that it implicitly
assumes that people are currently able to freely choose their tenure status and that, therefore, current
tenure status reflects the preferences of the residents of the municipality. This, however, is not necessarily
the case. The majority of residents of the Langeberg LM (57%) live in bonded housing, which is the
combination of those who have fully paid off their home and those who are still paying off their home. Only
31% of the municipality rent their accommodation. This has a large impact on the forecasts of the housing
demand models as was seenin the previous chapter, with a large demand for bonded housing, in particular
subsidised bonded (RDP) and First Home Finance housing. The survey data, however, indicated that there is
a strong desire for and ability to afford rental housing in the municipality. 63% of respondents said that they
would prefer to rent should they move to new accommodation, while only 35% said they would prefer to
buy. Additionally, 80% of respondents indicated that they would be able to afford to pay rent of R500 or
more per month, with 51% saying that they would be able to aff ord monthly rent of R1 000 or more. Finally,
one of the most common additional comments made by respondents was that there is no affordable housing

in the municipality.

All of this information points to the fact that the supply of affordable rental housing available in the
settlements where surveys were undertaken does not meet the demand. This unavailability of affordable
rental housing has forced many residents to add their names to the housing demand database in the hopes
of being provided with a house by the municipality and are therefore deemed to be included in the demand
for RDP housing. This puts a large fiscal burden on the municipality which could be alleviated by the
development of rental housing options that would provide affordable rental accommodation, be it renting
apartments, RDP houses or serviced sites. The currently limited financial and human resources of the
Langeberg LM limit the degree to which rental housing can be developed and managed, but this form of
housing should be considered a valuable tool to alleviate housing needs and add to the fiscal position of the

municipality.
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9.5. Conclusion

This chapter has discussed some of the most critical challenges faced by the Langeberg LM with respect to
housing. These include the state of rural housing, in-migration, illegal land occupation, settlement sprawl,
illegal immigration, crime and violence, and finally, the lack of affordable rental housing. These housing
challenges affect the ability of the Langeberg LM DoHS to provide housing in many ways. Additionally, while
resources are being spent dealing with the issues that result from these problems, less resources are
available for the provision of housing and basic services to the most vulnerable in the municipality. The next

chapter discusses the strategy to alleviate the housing backlog and address the forecast housing demand.
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10. Strategy development

10.1. Introduction

The strategy presented in this chapter directly responds to the results of the housing demand models
presented in the previous chapter, and is further informed by the identified housing challenges in the
municipality as well as the objectives of the Langeberg LM IDP and SDF. The housing pipeline, as developed
in conjunction with the key stakeholders in the municipality is presented for each of the settlementsin the
municipality, along with the development maps of the draft 2024 SDF, which will be included as part of the
emended IDP in 2025. In addition to the projects on the housing pipeline, other sites zoned for residential
developmentby the draft SDF maps are discussed, with recommendations made as to theirbest use in terms
of future residential development, be it by the private or public sector. Finally, recommendations are made
as to the areas of opportunity with respect to residential development. This includes recommended areas of
urban expansion to accommodate new development as well as the type of residential development most

suitable for each respective area.

The constitution states that “every citizen has the right to adequate housing” (Constitution of the Republic
of South Africa, 1996). Additionally, the Langeberg LM IDP states that, “access to housing also includes
access to services such as potable water, basic sanitation, safe energy resources and refuse removal, to
ensure that households enjoy a decent standard of living” (Langeberg Local Municipality, 2024 -2029). The
housing pipeline that is presented in this chapter is thus in line with the Constitution as well as the
predetermined objective of the Langeberg LM IDP to “manage and provide access to affordable and low-
cost housing opportunities” (Langeberg Local Municipality, 2024 - 2029). With regards to ward-based
planning, the IDP also makes clear that the provision of basic services to informal settlementsis a key

objective and thus, many of the projects presented are additionally aligned with this objective.
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10.2. Robertson

Table 10.1: Robertson project pipeline

Project Bulk
Project Project
potential/erf | Location Time frame Constraints infrastructure
code/site type
size requirements
Upgrades to
Current illegal
205 serviced reservoirs,
Erven 2981 & Implementation | occupation of
C4 IRDP. sites, Electrical capacity
2445. phase®. site — interdict
188 units. and sewerage
needed.
system.
Privately owned
land - Project
Initiation Upgrades to
Document (PID) | reservoirs,
UISP has been Electrical capacity
1000 sites in
upgrade on submitted with and sewerage
total, split
site, IRDP Land Acquisition | system.
D1 between the | Erf 1206. Long-term™.
and to be completed. | Additionally,
three
affordable Bulk roads will need to
typologies.
housing. infrastructure be developed in
upgrades order to provide
required. access to sites.
Illegal
occupation.
Connections to
electrical, water
Temporary and sewerage
UISP
relocation space | infrastructure.
Ro1 upgrade on | TBD. RE/1247. Medium-term.
while upgrades Development of
site.
are happening. roads and
designation of
erven.
Gap Establishment of
Ro3 0.227 Ha. Erf 1771. Medium-term. | TBD.
housing connections to

8 Projects in the implementation phase are currently being implemented by the DoHS. These projects are projected to be complete d

within 5s years.

9vlong-term projects are projected to be underway within 5-10 years.
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Project Bulk
Project Project
potential/erf | Location Time frame Constraints infrastructure
code/site type
size requirements
with First electrical, water
Home and sewerage
Financing. infrastructure.
Middle-
Connections to
income
electrical, water
R24 open TBD. RE/2. Medium-term. | TBD.
and sewerage
market
infrastructure.
housing.
Upgrades to
reservoirs, water,
High -
electrical,
income,
sewerage and
affordable
1 TBD. RE/1/47. Long-term. TBD. stormwater
housing &
infrastructure.
gap .
Establishment of
housing.
connections to
infrastructure.
Connections to
UISP bulk services,
R35 upgrade on | TBD Undetermined. | Medium-term. | TBD including water,
site. sewerage and
electricity.
Serviced Upgrades to
sites for existing
Relocation qualifiers, infrastructure
of and rental capacity and
TBD. RE/2. Medium-term. TBD.
Lawaaikamp | of serviced connections to
(R43) sites to water, electrical
non- and sewerage
qualifiers. infrastructure.

Project C4 is currently beingimplementedand has beenapproved by the Municipal Council. This projectaims

to construct 188 IRDP units in order to provide formal housing. Additionally, there will be 205 serviced plots

which will provide basic services to those who do not qualify for RDP housing. This, however, is under threat
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due to 26 structures occupying the development site (LLM DoHS, 2024). This is preventing the project from
going ahead. Legal assistance has been requested in the form of an interdict. This is a common trend on
much of the land identified for housing developments within the municipality. Additionally, bulk
infrastructure upgrades are required before construction can begin. The project, therefore, although being

in implementation phase, has been halted until bulk infrastructure can be confirmed.

Project D1 aims to provide 1000 units in the form of a mixed-use development which encompasses both
IRDP as well as affordable housing and UISP units. This is a long-term project and the mixture between these
three forms of housing/assistance has not been determined yet. The data identified in the surveys as well as
the housing demand models imply a strong need for affordable rental housing in Robertson as well as IRDP
housing, indicating that the mixture should be weighted in favour of these two housing typologies.
Additionally, affordable rental housing would aidin contributing to the fiscal position of the municipality. The
other alternative is First Home Finance housing, which would provide affordable housing to those seeking

bonded housing, which the data from the housing demand models implies a high demand for.

The number UISP sites included in the development plan will in part be determined by the level of informal
occupation on the site in question. Additionally, illegal occupation of this land would, without an interdict,
could be detrimental to the development objectives of the DoHS. Finally, this project requires significant
upgrades to bulk infrastructure, including the strengthening of the current capacity of reservoirs and
upgrading current water treatment plants. Electrical networks would also require upgrades, as the current
closest substation is on the north-east of Robertson. This is manageable, but the biggest problem relating
to electricity is the current capacity provided to the Langeberg LM by Eskom. According to municipal
electrical engineering specialists, the construction of 1 000 units on this site would require an additional 1.3-
2.4 megavolt amperes (MVA). There is currently no capacity for this and in order to provide such capacity,
upgrades to the regional substation located in Worcester are required. The Langeberg LM electrical
engineering team have requested more capacity to cater for increasing demand and are awaiting
confirmation that upgrades to this substation will take place. Until the completion of these upgrades, the
electrical capacity required for such a development is simply not available. This development would need to
be constructed in phases over 5-10 years due to fiscal as well as bulk infrastructural constraints, assuming
increased capacity can be obtained from Eskom. Eskom is unlikely to be able to provide the entirety of the
electrical capacity for such a development before 2030 at the earliest according to municipal electrical

engineering.

The map below, obtained from the Langeberg LM draft 2024 SDF indicates the locations of the above
described planned developments in Robertson®°. The planned development sites are outlined in red and

labelled D1 and C4. These sites are also orange and labelled as “DoHS” in the legend.

20 Note that the pipeline presented in this chapter was done in consultation with key stakeholders within the municipality, including
those involved in the development of the SDF. The developments listed in this chapter thus represent the most recent version of the
pipeline and planned developments determined after consideration of all development sites indicated inthe maps taken from the draft
2024 SDF.

169



Langeberg Local Municipality Human Settlements Plan

Map 10-1: Location of Robertson housing pipeline projects
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The map above shows the locations of projects D1 and C4 as identified by the Spatial Development

Framework (Draft 3, 2024-2029).

In addition to these planned projects, there are several other sites in Robertson suitable for residential

development. These are discussed below.

Site Ro1 is currently an informal settlement located in Droéheuwel. This informal settlement is earmarked
for upgrading on site. This is planned to begin within the next 5 years and will involve the provision of
servicedsites and bulk infrastructure to these residents, as well as designated erven and roads for easier
access. It is envisioned that some of these households will be temporarily relocated to site Ros during the

upgrading before moving these residents back their original sites.

Site Ro3 has a developable area of 0.227 hectares (Ha). This site is in a predominantly formal residential area
with many backyard dwellings. Thus, a potential best use of this site is the development of affordable and
gap housing with the option for First Home Financing. This would aid in absorbing some of the growth in
backyard dwellings and would provide secure tenure to these households. Gap housing on this land and

would contribute to the provision of affordable housing as well as contributing to the fiscal position of the

municipality.

Site R24 is on the edge of amiddle- to upper-income residential suburb. The location of this site in proximity
to the R60 and the industrial area would make it a good location for young working professionals. This site
could be used for the development of open market middle-income housing and should be made available
for this purpose. The municipality should, therefore, divide the land into ervenand advertise the sale of these

erven for the development of middle-income housing.

Site R35 is currently an informal settlement on the edge of Nkqubela. This site is designated for upgrading
on site. This will entail the provision of bulk infrastructure and could be done through the use of
superblocking™. Site R43, adjacent to site R35, is outside of the urban edge and is largely unserviceable. The
residents of this informal settlement will require relocation. It is envisioned that qualifying members of this
community will be relocated to site Ros once the phased development of this site, through project D1 makes
available serviced sites and RDP top structures. The land to the south of Kanana was investigated as a
possible location for this relocation, but due to environmental concerns, this site is not an appropriate
location for human settlement. This makes site Ro5 the most suitable site for relocation of qualifying

households.

In addition to the sites discussed above, the area to the north of Robertson Airfield is currently within the
20-year urban edge expansion. This is site labelled “1”” and is circled in purple on the map above. This is a
large piece of land that could be used to accommodate a range of residential typologies in the long-term.

High income housing development to the south of the site, with affordable and gap housing to its north

2 Super blocking involves the provision of bulk services to a community rather than individual households, providing a method of
servicing many households through one development. These households will share facilities but will all have access to basic services.
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would provide a well rounded range of housing opportunities that would positively contribute to the

economic and fiscal sustainability of Robertson. The next section discusses the pipeline for Ashton. Ashton

Table 10.2: Ashton project pipeline

Project Bulk
Project Project Time
potential/erf | Location Constraints infrastructure
code/site | type frame
size requirements
Upgrades
Privately
required to
owned land.
electrical capacity,
UISP 1000 Farm PID must still
medium- reservoirs,
D8 serviced serviced portion 197 be submitted
term?. sewerage,
sites. sites. - Zolani. with Land
stormwater
Acquisition.
drainage and
landfill capacity.
Development of
roads and
uUISspP provision of bulk
Medium-
A5 upgrade TBD. RE/1096 TBD. infrastructure,
term.
on site. including water,
sewerage and
electricity.
IRDP and 14.948 Ha
Upgrades to
UISP and 0.889 Re/06 & Medium-
Ao1 TBD. reservoir and
serviced Ha, RE/853. term.
electrical capacity.
sites. respectively.
Connections to
Affordable | 1.249 Ha, Erf 312, electrical
A09 & Medium-
& gap 1.052 Ha, RE/434, TBD. substation, water
A term.
housing. respectively. | respectively. and sewerage
systems.
Open Connections to
market 0.847 Ha & RE/387 & erf electrical
A12 & Medium-
middle- 1.054 Ha, 163, TBD. substation, water
A13 term.
and respectively. | respectively. and sewerage
upper- systems.

22 Medium-term projects are projected to commence within 5 years.
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Project Bulk
Project Project Time
potential/erf | Location Constraints infrastructure
code/site | type frame
size requirements
income
housing.
Connections to
UISP electrical
A19, A27 Medium-
upgrade TBD. TBD. TBD. substation, water
and A28 term.
on site. and sewerage
systems.

D8is the medium-term priority project in the Ashton area. This is due to the fact that this land s far easier to
provide withbasic servicesfrom the perspective of the engineering teams within the municipality as the land
is positioned on more desirable terrain which is flatter and closer to the existing infrastructure. The land on
which this development is aimed to take place is located to the north of Zolani, and aims to absorb its
expected long-term growth. Itis envisioned that 1 000 serviced sites will be provided using funds allocated
by the UISP grants. This project, like that of D1, requires significant upgrades to bulk infrastructure and again
suffers from the electrical capacity shortages discussed in the previous section, though these serviced sites
do not necessarily require the same capacity that is required by IRDP and affordable housing units. The land
on which this development is planned to take place is privately owned and the DoHS is in the process of

acquiring it.

The required bulk infrastructure upgrades include water treatment, sewerage systems and, an additional
reservoir would need to be constructed in order to provide potable water to an additional 1 000 households.
Additionally, solid waste would require capacity upgrades. The current landfills in the municipality are at full
capacity, meaning that an additional landfill would be required. Solid waste experts within the municipality
have indicated that the development of an individual landfill cell would cost approximately Rgo million. This
cell would last approximately 2 years before reaching full capacity at the current rate of solid waste creation,
whereafter, a new cell would be required. Municipal budget officials have indicated that the financial cost of
this is not feasible, meaning that the municipality needs to transport additional solid waste to the regional
landfill in Worcester at a monthly fee. Collection would need to be increased by employing a larger number
of trucks, however, which wouldimpose additional financial costs. Accordingto engineeringteams, sourcing
the funding for this level of bulk infrastructure upgrading would take a minimum of 3 years, after which

upgrades could begin. If additional electrical capacity can be obtained from Eskom, the current location of
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the Ashton substation is such that only minor upgrades would be required to provide electricity to this

development.

If priority is placed on the sourcing of funding and upgrading the bulk infrastructure, a realistic timeline for
this development has been determined to be within the next 5 years. By this time Zolani is expected to have
expanded significantly, implying an even greater need for this development. The map below indicates the
location of planned development D8. The developments listed in this chapter represent the most recent
version of the pipeline and planned developments determined after consideration of all development sites

indicated in the maps taken from the draft 2024 SDF.

Map 10-2: Location of Ashton housing pipeline projects
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(Langeberg Local Municipality, 2024-2029)

In addition to planned project D8, there are many other sites in Ashton zoned for residential development.
This section discusses some of the potential best uses for these portions of land. First, site A25, the informal
settlement of Riemvasmaak, is earmarked for upgrading on site to provide basic services to the members of
this community. This could be achieved through super blocking and will provide water, electricity and

sewerage to the households of this settlement.

Site Aot has a developable sizes of 14.098 Ha and is located on the north-western edge of Ashton in the map
above. The best use for this site would be to develop RDP top structures and serviced sites through the UISP

programme in order to absorb the expected expansion of Riemvasmaak. These sites could be rented to non-
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qualifiers in order to gain an income that would subsidise the provision of services to these sites. This site is

currently privately owned but is being considered for purchase and development by the municipality.

Next, sites Aog & A11 should be considered for affordable and gap housing. These sites are located within
residential neighbourhoods of freestanding homes. Therefore, infill development of affordable and gap
housing, linked to the First Home Finance programme, would make owning a home in this area a possibility
for many more people. Survey results indicated that many residents find housing too expensive. The
provision and sale of land for the gap housing market would aid in providing more affordable housing in

Ashton without changing the feel of these suburbs.

Sites A12 and A13 should be considered for the development of open market middle- and upper-income

housing. The release of this land would also provide a valuable income to the municipality.

Finally, sites A19, A27 & A28 are informal settlements located on the periphery of Zolani. These sites are
earmarked for upgrading on site, making use of the UISP programme. This will provide these settlements
with basic services, designated erven and formal road access. Additionally, it is envisioned that the land

between A27 and A28 will also be formalized and serviced to provide for the formal expansion of these sites.

Next, the housing pipeline for McGregor is discussed below.

10.3. McGregor

Table 10.3: McGregor project pipeline

Project Bulk
Project Project
potential/erf | Location | Time frame Constraints infrastructure
code/site | type
size requirements
Implementation
B1 IRDP. 10 units. Erf 360. N/A. None.
phase.
Erven
First Home Implementation
B1 15 units. 1401- N/A. None.
Finance. phase.
1939.
Hoeks River not
suitable for
residential

development
but current
D11 Relocation | N/A Erf 397. | Long-term. None.
informal
settlement
residents are
unwilling to

relocate.
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Establishment

IRDP & of electrical,
Mco8 serviced TBD. Erf 354. | Long-term. TBD. water,
sites. sewerage

connections.

The planned developments listed above illustrate the intention of the DoHS to complete the previously
developed “White City” by finishing the development of the last 10 IRDP housing units. There are no
infrastructural or other constraints. Included in the B1 project s the planned development of 15 First Home
Finance units on some of the land within “White City”. Individuals are required to registerand apply for FLSIP
housing as it is an individual subsidy and depends on the financial position of each individual. These units will
therefore be developed as individuals apply and personalized subsidies are decided upon. These units will
add to the stock of affordable housing in the Langeberg LM and will also strengthen the financial position of

the municipality, making them an attractive form of housing development from these perspectives.

The site labelled D11 is currently an informal settlement. The location of this settlement is unsuitable for
residential development and is not serviceable because it is in the flood plain of the Hoeks River. These
residents therefore need to be relocated but are at this moment unwilling to move. This project is linked to

the environmental approval for the White City development.

Finally, site Mco8 is currently privately owned farmland but it is envisioned that this site will be acquired and
is earmarked for the development of serviced sites and RDP homes. This will absorb the relocation of the

informal settlement on site M03 and provide for the expansion of housing opportunities in White City.

The map below illustrates the locations of these planned developments.
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Map 10-3: Location of McGregor housing pipeline projects
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10.4. Bonnievale

Table 10.4: Bonnievale project pipeline

Project Project Bulk
Project
code/ potentia | Location | Time frame Constraints infrastructure
type
site l/erf size requirements
Connections to
Project Feasibility
water mains,
Report (PFR)
Erf 907 upgrades to
574 required.
& farm Implementation electrical
a UISP. serviced Project
portion phase. capacity and
sites. Implementation
174. development of
Readiness Report
sewerage
(PIRR) required.
infrastructure.
58 IRDP | Farm
IRDP & & 10 Gap | portions
D10 Medium-term. N/A. None.
Gap. units. 1,2,4 &
5/695.
Affordable
and gap
housing
B1o with First | 2.1 Ha. Erf 828. | Medium-term. TBD. None.
Home
Financing
option.
Upgrades to
electrical,
IRDP &
sewerage, water
1 serviced TBD. RE/174. Long-term. TBD.
and stormwater
sites.

infrastructure

facilities.

Project C3 is a project to upgrade the informal settlement of Boekenhoutskloof. This settlement was

discussedin chapter6. In the pictures presentedin chapter 6 it can be seenthat there were already flattened

roads and a simple [ayout was being developed to provide access to basic services in the settlement during

the week of 20-24 May. This project will provide 574 serviced plots and formalise the settlement. This will

entail providing more water and electricity access points as well as road access and shared sanitation

facilities. Due to the state of Boekenhoutskloof and its fast paced expansion discussed in chapter 6, this
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project has been of high importance to the DoHS. The construction in Boekenhoutskloof commenced on the

18t of August in 2023. Relocations out of the road reserve have been underway and several phases have

been completed.

D10 is a medium-term project and aims to develop 10 Gap housing units as well as 58 IRDP units. This project
has no majour constraints preventing development. The environmental authority as well as land use

approval have been obtained and the bulk infrastructure capacity is sufficient in this location. This project,

being a medium-term project, should commence within the next 5 years.
The map below presents the locations of these two developments.

Map 10-4: Location of Bonnievale housing pipeline projects
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(Langeberg Local Municipality, 2024-2029)

Site B1o is owned by the municipality and zoned for residential development. This site is located in Mandela
Square, a lower-middle income neighbourhood. Thus, this site would be ideally suited for gap housing with
the option for First Home Financing. The municipality should, therefore, make thisland available for purchase
by first-time buyers wanting to build a home. This will provide an income to the municipality and make
available more housing options in Bonnievale. This site is not large so the additional households should not

result in a need for upgrades to bulk infrastructure.

179

URBAN-ECON

Catebrass Beemeaity



Langeberg Local Municipality Human Settlements Plan

In order to increase the availability of housing in Bonnievale, the urban edge will need to be expanded
through the purchase of privately owned land. The land between Happy valley and Boekenhoutskloof,
labelled “1”, would be a good place for the development of RDP top structures and the provision of
additional serviced sites, with the option to rent for those non-qualifiers. Serviced sites would aid in
absorbing the expansion of Boekenhoutskloof and the inclusion of RDP housing would create a buffer

between the established suburb of Happy Valley and the new expansion of Boekenhoutskloof.

The next section presents the housing pipeline developed for Montagu.

10.5. Montagu

Project Bulk
Project Project
potential/erf | Location | Time frame Constraints infrastructure
code/site | type
size requirements
Strydom | Implementation
O1 IRDP. 14 units. PID required. | None.
Street®. | phase.
PFR required.
Erf 937 PIRR required. | Upgrades to
148 serviced
& farm Implementation | Basic electrical, water
@ UISP. sites (super
portion | phase. environmental | and sewerage
blocking).
1. assessment capacity.
required.
Upgrades to
electrical
substation,
upgrades to
Q IRDP. 500 units. Erf 937. | Medium-term. | PFRrequired.
reservoirs, water
and sewerage
and stormwater
infrastructure.
Water and
sewerage
D9 IRDP. 65 units. Erf 728. | Long-term. PID required.
upgrades.
Open 3.12 Ha & Establishment of
Mog & RE/1 &
market 2.69 Ha, Medium-term. | TBD. connections to
M13 erf 1207.
middle- respectively. water, electrical

23 Erven 2384, 2385, 2386, 2387, 2388, 2389, 2390, 2391, 2392, 2394 & 2395 in Strydom Street, Montagu.
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Project Bulk
Project Project
potential/erf | Location | Time frame Constraints infrastructure
code/site | type
size requirements
income and sewerage
housing. infrastructure.
Connections to
UISP
water, electrical
M16 upgrade 1445 Ha. RE/1 Medium-term. | TBD.
and sewerage
on site.
infrastructure.
Gap and
RE/937
affordable | 0.641 Ha,
M12, and Connections to
housing 0.404 Ha,
M25, erven water, electrical
with First | 0.179 Ha & Medium-term. | TBD.
M26 & 3969, and sewerage
Home 0.283 Ha,
M27 4244 & mains.
Finance respectively.
) RE/937.
option.
Underground
Connections to
infrastructure
Erf water, electrical
M23 IRDP. 2.071 Ha. Long-term. junction that
3969. and sewerage
would need to
mains.
be relocated.

Project O1is a project currently in the implementation phase. The project will be an upgrade to 14 IRDP
homes on Strydom Street in Montagu which have become severely degraded. The project will involve the

demolition and rebuilding of these houses.

Projects C1and C2 are both planned to take place on erf 937, with C1 also taking place on farm portion 1, the
neighbouring farm to the west of erf 937 in Mandela Square. Project C1 is planned to be a “super block”
upgrade and is currently being implemented. This will involve a similar approach to that being implemented
in Boekenhoutskloof, withroads being developed as well as shared sanitation, waterand sewerage facilities.
Lighting will be provided to the blocks via street lights, but no electricity is planned to be provided to
individual units due to the capacity constraints discussed earlier in this chapter. This project will involve
upgrades to a block of 148 sites. Project C2 will take place to the east of Mandela Square in Montagu. This
projectis intendedto comprise the development of up to 500 IRDP units. No servicedsites will be developed
on this land due toits proximity to the Kingna River and the associated environmental concerns. This project

is medium-term and thus expected to begin within the next 5 years.

181



Langeberg Local Municipality Human Settlements Plan

Finally, project D9 is a long-term project, expected to start within 10 years. This project will entail the
development of 65 IRDP units on the north-western edge of Ashbury. This site is currently being used as an
informal sports field, which should be upgraded in the interim and continue to be used as such until the

housing project commences. This will protect this land against illegal occupation and provide an important

community recreational facility.

The map below shows the locations of these developments.
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Map 10-5: Location of Montagu housing pipeline projects
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Within Montagu, there are several undeveloped portions of land which are zoned for residential
development. Sites Mog and M13 on the north-eastern edge of Montagu are locatedin the suburb of Bergsig,
a middle-income suburb. These sites would be suitable for the development of open market middle-income

housing. This should not put a large strain on bulk infrastructure and would provide valuable resources to

the municipality. The sale of these sites for this purpose should therefore be a matter of priority.

The site labelled M16 has a total of 1.445 hectares of developable land. This site is located on the northern
edge of the main town of Montagu and is surrounded by a lower-middle income suburb. This site is currently

an informal settlement and would therefore benefit from upgrading on site through the use of the UISP

programme.

Sites M12, M25, M26 and M27 are all located in the suburb of Ashbury, a relatively low-income area. These
sites should be divided into erven and sold to first-time buyers looking to build a home with the assistance
of the First Home Finance programme. This would again provide the municipality with a valuable income and
increase the number of residents paying rates and taxes. Site M23, on the other hand, is located above the
intersection of a number of bulk infrastructure pipelines. This makes the site currently unsuited toresidential
development. For residential development to take place on this land, the underlying infrastructure would
need to be relocated. Thus, this site could in the long-term be used for IRDP development, but only once the

necessary amendments are made to the underlying infrastructure. Summary of housing pipeline
The table below summarises the housing pipeline as set out per town in the sections above.

Table 10.5: Summary of housing pipeline

Project Project
Settlement . Project type | potential/erf Location Time frame
code/site .
size
Ca IRDP &USIP. 295 servnced‘ Erven 2981 & Implementation
sites, 188 units. | 2445. phase.

IRDP, UISP | 1000 sites/units
& in total, split

D1 ffordable between 3 Erf 1206. Long-term.
housing. typologies.
UISP

Ro1 upgrade on | TBD. RE/1247. Medium-term.
site.
Gap housing

O Ro3 with First 00.227 Ha. Erf 1771. Medium-term.

Home
Financing.
Middle-
income

R24 open TBD. RE/2. Medium-term.
market
housing.
High-

1 income, TBD. RE/147. Long-term.
affordable
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Project .
Settlement . Project type | potential/erf Location Time frame
code/site .
size
& gap
housing.
UISP
R35 upgrade on | TBD. Undetermined. | Medium-term.
site.
Serviced
sites with
rental
Relocation | options for
of . non” TBD. RE/2. Medium-term.
Lawaaikamp | qualifiers.
(R43) Thereis also
potential for
super
blocking.
D8 UISP. 1000 serviced | Farm portion |y 4iim-term.
sites. 197 — Zolani.
UISP
A1 serviced 14.94 Ha. RE/06. Medium-term.
sites.
Mix of gap,
A10 Z:cfrzrnizll)]e 4.278 Ha. RE/599 Medium-term.
housing.
Affordable | 1.249 Ha and
A09 & A11. & gap 1.052 Ha, FE{rEf/;rzs& Medium-term.
Ashton housing . respectively. )
Open
market 0.847 Ha &
A12 & A13 middle- 1.054 Ha, ?6E3/387 & erf Medium-term.
income respectively. ’
housing
UISP
A25 upgrade on | TBD. RE/1096. Medium-term.
site.
UISP
A19, A27 & upgrade on | TBD. TBD. Medium-term.
A28 .
site.
B1 IRDP. 10 units Erf 360. Implementation
phase.
First Home : Erven 1401- Implementation
B1 . 15 units.
McGregor Fmance: 1939. phase.
D11 Relocation | N/A. Erf 397 Long-term
IRDP &
Mco8 serviced TBD. Erf 354. Long-term.
sites.
574 serviced Erf 907 & farm | Implementation
a3 UISP. K .
sites. portion 174. phase.
Bonnievale | D10 IRDP & Gap. 58 ]RDI.D &10 Farm portion Medium-term.
Gap units. 1,2,4 & 5/ 695.
B10 Affordable 2.1 Ha. Erf 828. Medium-term.
and gap
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Proiect Project
Settlement J . Project type | potential/erf Location Time frame
code/site .
size
housing
with First
Home
Financing
option.
IRDP &
1 serviced TBD. RE/174. Long-term.
sites.
. Strydom Implementation
01 IRDP. 14 units. Street. phase.
148 serviced .
G UISP. sites (super E:)fr'zzz]? farm lr;iimentatlon
blocking). P ' P )
®) IRDP 500 units Erf 937 Medium-term.
Do. IRDP. 65 units. Erf 728. Long-term.
Open
market
12 Ha& 2.6
Mo9 & M13 | middle- 3 a . 9 RE/1 & erf 1207. | Medium-term.
. Ha, respectively.
income
Montagu housing.
UISP
M16 upgrade on | 1445 Ha. RE/1 Medium-term.
site.
Gap and
affordable 0.641 Ha, 0.404
M12, M25, hgusm.g Ha, 0.179 Ha & RE/937 and .
with First erven 3969, Medium-term.
M26 & M27 0.283 Ha,
Home . 4244 & RE/937.
. respectively.
Finance
option.
M23 IRDP. 2.071 Ha. Erf 3969. Long-term.

Finally, the table below presents the total number of units of each typology that are planned on being

developed during the forecast timeframe?4, and are on sites already earmarked for development. The

number and type of housing units on sites identified for future development is not yet clear, so these are not

included in the table below

Table 10.6: Housing pipeline by typology

Settlement | IRDP uIsP Gap Affordable First Home
housing Finance

Robertson | 521 522 333

Ashton 1000

McGregor | 10 30 15

Bonnievale | 58 574 10

Montagu 579 173

Total 1168 2299 10 333 15

24 This table assumes an even split between IRDP, affordable housing and UISP on erf 1206 in Robertson.
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This indicates that in total, the pipeline plans for the development of 1168 IRDP units, 2 299 informal
settlement site upgrades, 10 units of Gap housing, 333 units of affordable housing and 15 units of First Home
Finance housing. Note that the number of affordable housing units is entirely dependent on the split

between typologies which is yet to be determined on erf 1206 in Robertson.

It is important to note that settlements which are not included in the housing pipeline are those which are
unauthorised or illegal. These settlements will not be developed in the future. An example is “Kelin Irag” in
Montagu, where an interdict has been approved and eviction and relocation is being planned. The
municipality is responsible for, to the best of it’s ability, the provision of access to basic services such as
electricity, water, sanitation and waste removal. This, however, is not the case for settlements which are
eitherunlawful or unauthorised. Thus, the municipality should request the relocation of the residents of such
informal settlements to legal/authorized settlements which, as outlined in the housing pipeline, are included

in the development plans of the municipality.

10.6. Conclusion

This chapter presented the housing pipeline that has been developed in conjunction with the key
stakeholders within the Langeberg LM. The pipeline presented describes all the planned housing
developments over the forecast period of the next10-15 years, as well as presenting potential sites for future
developments along with recommendations as to the type of developments on those sites. The planned
locations of these developments was also presented using maps from the draft Langeberg LM Spatial
Development Framework (2024-2029). The planned pipeline developments are summarized per settlement
and per each housing typology to clearly outline the proposed plan for housing developments in the
Langeberg LM. It is important to note that the current infrastructure requirements indicated for these
projects will be made more clear by the infrastructure master plans which are currently being updated and

are scheduled to be released in 2025.

Although the currently planned developments presented here will not solve the projected backlog in the
forecast time frame, the potential future developments will continue to assist in reducing this backlog
further. Current fiscal and infrastructural constraints limit the degree to which the DoHS can sufficiently
provide affordable and low cost housing to completely remove the backlog. For this reason, the inclusion of
rental housing as well as gap and affordable housing options provides a means of increasing the municipal
rates and taxes, thereby assisting in the provision of housing to those most in need. The reason for the
inclusion of few rental options stems from the human and financial resource constraints faced by the
municipality. The included small-scale rental options will provide a means by which the municipality canbegin
to provide rental options without overallocation resources. There should be the aim to increase the capacity
of the municipality to provide and manage rental housing to increase tenure options and flexibility in the

market for affordable housing.
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Going forward, the data indicates a strong desire for affordable housing, in both rental and bonded form.
This would suggest that gap with First Home Finance and affordable rental housing are and will be in high
demandin the Langeberg LM. While the DoHS continues to do its utmost to provide housing for the lowest
income households in the municipality through the UISP and IRDP grants, as is its mandate, this is not a
sustainable solution to the housing crisis facing the municipality. Gap housing with First Home Finance and
affordable rental housing are neededin order to strengthen the fiscal position of the municipality. This would
aid in alleviating the issues currently faced in terms of infrastructure and basic service delivery. Too much of
the current municipal budget is being spent on maintenance of infrastructure. The fast influx of people into
the area puts pressure on infrastructure and causes a need for more frequent maintenance. Because of this,
the municipality has limited resources with which to develop new housing and the infrastructure that it
requires. Housing which adds to the fiscal position through the payment of rates and taxes, as well as
through the attraction of professionals who would work in the municipality would be a far more sustainable
solution to the housing crisis and would improve the ability of the DoHS to perform its mandate of providing

housing and basic services to the entire municipality, thereby alleviating poverty.

11.Implementation phase:

11.1. Introduction

This chapter discusses the important features of implementation of the above discussed pipeline and the
constraints and concerns that need to be consideredin doing so. The chapter begins with a description of
the criteria used to assess housing projects, which is followed by the prioritisation of housing projects.
Finally, implementation requirements and critical partnerships for the successful completion of these

projects are discussed.

11.2. Criteria for assessing housing projects

Some important general principles as set out by the National Housing Act (no.107 of 1997) which are directly

addressed by the planned housing developments outlined in the pipeline above are:

e “Priority must be given to the poor with respect to planned developments;

e housing developments must be sustainable;

e housing developments must take place in a transparent and accountable manner and promote
equitable outcomes;

e housing developments must promote spatial integration;

e housing authorities must prevent discrimination in the housing development process;

e housing developments should increase density in order to promote efficient use of land;

e housing developments must limit their environmental impact.”

These principles are directly addressed by the housing developments in the planned pipeline outlined in the

previous chapter. Additionally, housing development principles not directly addressed by these
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developments are indirectly addressed through the development process as well as through the guidelines
set out in other municipal plans such as the SDF and IDP. These planned developments are therefore inline

with the necessary criteria and thus, the implementation of these projects should go ahead.

11.3. Prioritisation of projects

The prioritisation of projects on the housing pipeline is in line with the principle of giving priority to the poor

with respect to housing developments. The projects currently being implemented are eitheraddressing the
needs of the poorest communities, or addressing shortages in access to basic services. The following

projects are currently being prioritised by the DoHS:

Table 11.1: First priority projects

Settlement Project Project type

Robertson C4 IRDP & UISP

McGregor B1 IRDP & First Home Finance
Bonnievale (& UISP

Montagu 01 IRDP

Montagu & UISP Superblocking
Ashton - Zolani D8 Serviced sites

(LLM DoHS, 2024)

The projects outlined in the table above are all the current priorities of the DoHS. This is in line with the need
to provide housing and basic services to the most in need. The only new IRDP housing being built is in
Robertson, with the IRDP in Montagu being the completion of the previous “White City” development.
Additionally, the IRDP project in Montagu involves the demolition and rebuilding of severely degraded
houses rather than the building of new homes. Thus, the majority of currently prioritised projects are the
upgrading of informal settlements. The focus here is on the provision of basic services so as to provide a
decentstandard of living to the worst-off residents of the municipality. Thisis especially the case with project
C3 in Boekenhoutskloof and project C1 in Montagu. These projects will improve the living conditions of a
large number of residents, making efficient use of the limited resources available to the municipality.
Additionally, project D8 in Zolaniis of highimportance due to the rate at which Zolaniis growing. This project
will aid in slowing the growth of Riemvasmaak as well as the growth of the eastern edge of Zolani towards

the landfill site.

The table below summarizes the medium-term projects, which are the next prioritised projects.
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Table 11.2: Priority 2 projects

Settlement Project/site Project type
Ro1 UISP upgrade on site.
Gap housing with First Home
Ro3
Financing.
Middle- and upper-income open
R24
market housing.
Robertson
R35 UISP upgrade on site.
Serviced sites for qualifiers, and
rental of serviced sites to non-
Relocation of Lawaaikamp (R43) | qualifiers.
There is also potential for “super
blocking”).
A1 IRDP and UISP serviced sites.
A09 & A1 Affordable & gap housing.
A25 UISP upgrade on site.
Ashton
Open market middle-income
A12 & A13
housing.
A19, A27 & A28 UISP upgrade on site.
D10 IRDP & Gap housing.
Bonnievale Affordable and gap housing with
B1o
First Home Financing option.
Q IRDP.
Open market middle-income
Mog & M13
housing.
Montagu
M16 UISP upgrade on site.
Gap and affordable housing with
M23, M25, M26 & M27
First Home Financing option.

The projects listed above indicate that once the current projects have been completed, the next priority is
to provide additional housing opportunities to both alleviate the housing backlog but also provide affordable

housing options for working residents through the provision of gap housing.

Next, the long-term housing projects are presented below. These projects are the third priority as the
municipality hopes to use them to provide long-term solutions to housing shortages in the municipality.
Additionally, bulk infrastructural and fiscal constraints prevent the DoHS from commencing with all these

large projects immediately.
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Table 11.3: Priority 3 projects

Settlement Project Project type
UISP upgrade on site, IRDP &
D1
affordable housing.
Robertson
1 High -income, affordable housing
& gap housing.
D11 Relocation.
McGregor
Mo8 IRDP & serviced sites.
Bonnievale 1 IRDP & serviced sites.
Montagu D9 IRDP.

Project D1in Robertson aims to provide a mixed-use development in line with the principle of densification
and the promotion of more liveable settlements. This settlement is planned to absorb the large growth in
the informal settlements of Robertson North as well as provide alterative housing typologies and tenure
statuses. Both D1 and D8 aim to provide housing or basic servicesto 1 000 households each, making them
large developments. For this reason, bulk infrastructure will need to be upgraded — something which cannot
happen in the short-term. Thus, these projects will take place in the long-term, aiming to begin within 10
years. Project D1 is a long-term project for the same reasons, but aims to provide a mixture of high-income,

affordable and gap housing opportunities.

Project D11is a long-term project at the moment due to the small size of the informal settlement which the
plan aims to upgrade, as well as the unwillingness of the current residents torelocate to suitable land. Until
these residents are willing to relocate, the project cannot go ahead. Project Mo8 is also along-term project
due to the land currently being privately owned. It is envisioned that this land will be acquired, after which
the development of the required infrastructure can begin, followed by the development of IRDP units and

serviced sites.

The only long-term plan in Bonnievale is the expansion of the urban edge to accommodate the development

of serviced sites and IRDP units between Boekenhoutskloof and Happy Valley. It is envisioned that this

development will absorb the expected growth of Boekenhoutskloof in a formal manner.

Finally, the provision of 65 IRDP units in Mandela Square in Montagu as part of project D9 is another long-
term project that aims to absorb the growth in this informal settlement. This project, like those of D1and D8

will require time and funding. Thus, this project is planned to aid the long-term housing need.

The prioritisation of projects outlined above is in line with the objectives of the municipality in that the aim
is to first provide basic services to those most in need, followed by the provision of housing where it is most

needed and most possible from an infrastructural perspective. The priority can then shift to the provision of
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housing that will capture the long-term growth of the municipal population and will require the largest

upgrades to infrastructure, thus requiring longer to plan and develop.

The recommendations and prioritised areas discussed above are a result of consultation with municipal

officials in the form of workshops, meetings and discussions.

Next, the implementation requirements for these developments to take place are discussed.

11.4. Implementation timeline Summary

The tables below provide an overview and summary of the housing pipeline, as well as the constraints, steps
required to overcome constraints, the associated timelines in which these steps should be completed, as

well as which department should conduct each step.

The first table presented on the following page provides this information for projects that are currently in
the implementation phase. These projects shouldbe completed withins years, after which the medium-term

projects will be prioritised.

The page thereafter provides the same overview of medium-term projects, which are planned to commence
within 5 years. Finally, the last table presents this overview for long-term projects, which are scheduled to

begin within 10 years.
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Table 11.4: Implementation timeline - implementation phase projects

Project Location and

number

Type and number of units

(where known)

Constraints

Steps required and

associated time frames

Responsible parties

McGregor (B1).

10 IRDP units and 15 First

Home Finance units.

Currently no constraints.

Proceed with construction
of 10 IRDP units and take
applications for First Home
Finance units in order to

complete within 5 years.

Langeberg LM DoHS.

Montagu (O1).

14 IRDP units - demolition

and upgrade.

Project Initiation Document

required to be submitted.

Project Initiation Document
should be submitted within
1-2 years in order to clearly
define project and lay out

construction plan.

Begin construction within 3
years in order to complete

within time frame of 5 years.

Langeberg LM DoHS &
Langeberg Department of
Statutory and Town

Planning.

Bonnievale (C3).

574 serviced sites (UISP).

Project Feasibility Report
required as well as a Project
Implementation Readiness

Report is required.

These reports should be
submitted within 1-2 years to
be reviewed and allow
construction to begin so that
construction can be

completed within 5 years.

Langeberg LM DoHS
required to submit both
reports before Langeberg
LM Department of Statutory
and Town Planning can ratify

reports.
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Project Location and

Type and number of units

Steps required and

Constraints Responsible parties
number (where known) associated time frames
The Project Feasibility
Report should be submitted | Langeberg LM DoHS to
within 1 year so as to assess | submit Project Feasibility
Project Feasibility Report
Montagu (C2) 500 IRDP units. e the viability of the project. Report to Langeberg
required.
Construction to begin within | Department of Statutory
2-3 years to complete within | and Town Planning.
the time frame of 5 years.
Apply for interdict within 6
lllegal occupation of site (26 | months in order to proceed | Langeberg DoHS and
structures with unknown with eviction in 1 year. Municipal Council to submit
number of occupants). Funding for local projects interdict application.
205 IRDP units &
Robertson (C4) Bulk infrastructure upgrades | should be sourced within 2 Departments of Civil and

188 serviced sites (UISP).

required:
Sewerage, water and

electrical infrastructure.

years in order to commence
with construction and meet
timeframe of completion

within 5 years.

Electrical Engineering to
acquire funding for bulk

infrastructure upgrades.

The next table presents the medium-term projects.
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Table 11.5: Implementation timeline - medium-term projects
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Project Location and

Type and number of units

Steps required and

Constraints Responsible parties
number (where known) associated time frames
Establishment of
Departments of Civil and
connections to electrical,
Robertson (Ro3) Gap housing with First Home Electrical Engineering to acquire
TBD water and sewerage
Financing. funding for and commence with
infrastructure within 1-3
bulk infrastructure upgrades.
years.
Connections to electrical,
Departments of Civil and
water and sewerage
Electrical Engineering to acquire
Robertson (Ro1) UISP upgrade on site. TBD. infrastructure. Development
funding for and commence with
of roads and designation of
bulk infrastructure upgrades.
erven. within 1-3 years.
Connections to electrical, Departments of Civil and
Open market middle income water and sewerage Electrical Engineering to acquire
Robertson (R24) TBD.
housing. infrastructure within 1-3 funding for and commence with
years. bulk infrastructure upgrades.
Connections to bulk Departments of Civil and
infrastructure within 3 years | Electrical Engineering to acquire
Robertson (35) UISP upgrade on site. TBD.
so that upgrades can begin | funding for and commence with
within 5 years. bulk infrastructure upgrades.
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Project Location and

Type and number of units

Steps required and

Constraints Responsible parties
number (where known) associated time frames
Serviced sites for qualifiers,
Interdict to be submitted for
and rental of serviced sites
Robertson (Relocation of approval within 3 years so The DoHS should submit the
to non-qualifiers. TBD.
Lawaaikamp (R43)) that relocation can begin interdict for approval.
There is also potential for
within 5 years.
“super blocking”)
Source funding for and Departments of Civil and
commence with upgrades to | Electrical Engineering to acquire
Ashton (A1). IRDP UISP serviced sites. TBD.
reservoir and electrical funding for and commence with
capacity within 5 years. bulk infrastructure upgrades.
Connections to electrical Departments of Civil and
Open market middle-income substation, water and Electrical Engineering to acquire
Ashton (A12 & A13). TBD.
housing. sewerage systems to be funding for and commence with
completed within 5 years. bulk infrastructure upgrades.
Connections to electrical Departments of Civil and
substation, water and Electrical Engineering to acquire
Ashton (Ao9 & A11). Affordable & gap housing. TBD.
sewerage systems to be funding for and commence with
completed within 5 years. bulk infrastructure upgrades.
Land acquisition application | Langeberg LM Department of
The land is privately owned,
should be submitted within3 | Engineering Services to acquire
Aston (D8) 1000 serviced sites (UISP). | so aland acquisition
years. Funding for upgrades | funding for upgrades to bulk
application as well as a
to bulk infrastructure should | infrastructure. Land acquisition
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Project Location and

number

Type and number of units

(where known)

Constraints

Steps required and

associated time frames

Responsible parties

Project Initiation Document
must be submitted.
Upgrades to bulk
infrastructure are required.
Electrical substation in
Ashton can provide
electricity, but connections
need to be developed.
Additionally, electrical
capacity from Eskom needs
to be increased by way of
upgrades to Worcester
substation. Upgrades to
sewerage and reservoir
capacity are also needed,
along with the development
of a new landfill site, or the
purchasing of new trucks to
transport waste to regional
landfill in Worcester at a

monthly cost.

be acquired and upgrades

should begin within 5 years.

application should be submitted
by Langeberg LM Municipal
Council.

Pressure should be applied by
Langeberg LM Municipal Council
in order to prioritise upgrades to

Worcester substation.
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Project Location and

Type and number of units

Constraints

Steps required and

Responsible parties

number (where known) associated time frames
Connections to electrical Departments of Civil and
substation, water and Electrical Engineering to acquire
Ashton (A25) UISP upgrade on site. TBD.
sewerage systems to be funding for and commence with
upgraded within 3-5 years. bulk infrastructure upgrades.
Fast growing nature of
Connections to electrical Departments of Civil and
settlement. This could
substation, water and Electrical Engineering to acquire
Ashton (A19, A27 & A28) UISP upgrade on site. increase the need for

serviced sites before

construction begins.

sewerage systems to be

upgraded within 3-5 years

funding for and commence with

bulk infrastructure upgrades.

Bonnievale (D10)

58 IRDP units and 10 GAP

housing units.

Funding for the construction
of 58 IRDP units needs to be
obtained.

No other constraints:
Environmental and Land Use
approvals have been
obtained.

Bulk infrastructure is

sufficient.

Acquire funding within 3
years in order for planning
and construction to

commence within 5 years.

Langeberg LM DoHS to acquire
funding.

Bonnievale (B10)

Affordable and gap housing
with First Home Financing

option.

TBD.

N/A

DoHS to commence with sale of

land for housing development.
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Project Location and

Type and number of units

Steps required and

Constraints Responsible parties
number (where known) associated time frames
Project feasibility report to be
Project Feasibility Report submitted by Langeberg LM
should be submitted within2 | DoHS.
years. Bulk infrastructure capacity to be
Bulk infrastructure capacity | determined by Langeberg LM
to be determined within 2 Department of Engineering
ears. Services.
Project Feasibility Report y v
required.
Montagu (C2) 500 IRDP units.
Bulk infrastructure capacity
unclear. If upgrades to bulk
Funding for required upgrades to
infrastructure is required,
be sourced by Langeberg LM
funding should be sourced
Department of Engineering
within 3 years.
Services.
Funding for 500 IRDP units
Funding for IRDP units to be
to be sourced within 4-5
sourced by Langeberg LM DoHS.
years.
Departments of Civil and
Connections to water,
Electrical Engineering to acquire
M16 UISP upgrade on site. TBD. electrical and sewerage
funding for and commence with
infrastructure within 1-3
bulk infrastructure upgrades.
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Project Location and

Type and number of units

Steps required and

Constraints Responsible parties
number (where known) associated time frames
years so that upgrades can
begin.
Departments of Civil and
Gap and affordable housing Connections to water,
Electrical Engineering to acquire
M12, M25, M26 & M27 with option for First Home TBD. electrical and sewerage
funding for and commence with
Finance. mains within 5 years.
bulk infrastructure upgrades.
Connections to bulk Departments of Civil and
Open-market middle-income infrastructure within 3 years | Electrical Engineering to acquire
Mo9 & M13 TBD.

housing.

so that upgrades can begin

within 5 years.

funding for and commence with

bulk infrastructure upgrades.

Finally, this information is presented for long-term projects below.

Table 11.6: Implementation timeline - long-term projects

Project Location and number

Type and number of units

(where known)

Constraints

Steps required and

associated time frames

Responsible parties

Robertson (D1)

1000 IRDP, UISP and
affordable housing units. Split

Privately owned land - land

acquisition application

required to be submitted.

years.

Land acquisition application

should be submitted within 5

Land Acquisition Application
to be submitted by
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Project Location and number

Type and number of units

(where known)

Constraints

Steps required and

associated time frames

Responsible parties

between three typologies to

be confirmed.

Project Initiation Document
to be submitted.

Bulk infrastructure upgrades
required.

Illegal land occupation -

interdict required.

Funding for required
upgrades to infrastructure
should be completed within
5-8 years. Project Initiation
Document should be

submitted within 8-10 years.

Langeberg LM Municipal
Council.

Funding for required
upgrades to be sourced by
Langeberg LM Department of
Engineering Services.

Project Initiation Document
should be submitted by
Langeberg DoHS &
Langeberg Department of

Statutory and Town Planning.

Robertson (1)

High -income, affordable

housing & gap housing.

TBD.

Upgrades to reservoirs,
water, electrical, sewerage
and stormwater
infrastructure should be
completed within 8 years.
Establishment of connections
to infrastructure should be

completed within 8-10 years.

Departments of Civil and
Electrical Engineering to
acquire funding for and
commence with bulk

infrastructure upgrades.
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Project Location and number

Type and number of units

(where known)

Constraints

Steps required and

associated time frames

Responsible parties

Project Initiation Document

must be submitted.

Project initiation document

should be submitted within 10

Langeberg LM DoHS &
Langeberg Department of

Statutory and Town Planning

years. should submit Project
McGregor (D11) 30 serviced sites (UISP). Relocation of residents is
Relocation agreement should | Initiation Document.
required before project can
be completed upon within 10 | Langeberg DoHS should
begin.
& years. settle relocation agreement
with current residents.
Langeberg LM Department of
Land acquisition application
Engineering Services to
should be submitted within 5
Currently privately owned acquire funding for upgrades
years. Funding for upgrades
McGregor (M08) IRSP and UISP serviced sites. | land. Land acquisition to bulk infrastructure. Land

application required.

to bulk infrastructure should
be acquired and upgrades

should begin within 8 years.

acquisition application should
be submitted by Langeberg
LM Municipal Council.

Bonnievale (1)

IRDP & serviced sites.

Currently privately owned
land and outside of the urban

edge.

DoHS should apply for
expansion of urban edge and
relocation of land to
residential use within 5 years.

Land acquisition application

DoHS to apply for urban edge
expansion, land rezoning and
acquisition.

Departments of Civil and

Electrical Engineering to
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Project Location and number

Type and number of units

(where known)

Constraints

Steps required and

associated time frames

Responsible parties

should be submitted within 5-
8 years.

Upgrades to electrical,
sewerage, water and
stormwater infrastructure

facilities within 8-10 years.

acquire funding for and
commence with bulk

infrastructure upgrades.

Upgrades to water and

sewerage capacity, as well as

Funding for upgrades to bulk

Langeberg Department of
Engineering Services to
acquire funding for upgrades

to bulk infrastructure.

Montagu (D9) 65 IRDP units. infrastructure should be Pressure should be applied by
electrical capacity from
acquired within 10 years. Langeberg LM Municipal

Worcester substation.
Council in order to prioritise
the upgrading of the
Worcester substation.
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11.5. Critical steps and partnerships

Implementation requirements are the upgrading of bulk infrastructure, which first relies on the sourcing of
funding. Then, once the bulk infrastructure problems are solved, the rest of the next projects can go ahead.
Additionally, the need for funding in terms of the actual developments themselves, i.e. the UISP, IRDP and
First Home Finance subsidies are required in order for these to go ahead. Additionally and importantly, an
interdict is needed for the municipality to remove illegal occupants of land designated for housing
developments. The DoHS also needs assistance from the department of home affairs with the illegal
immigration into the municipality which is a root cause of the sprawling settlements and illegal land

occupations.

There are several critical partnerships required for the planned development pipeline to go ahead. First, it is
important that there are strong partnerships between the DoHS and the other key departments within the
Langeberg LM, such as Local Economic Development, Community and Engineering Services. Thisistoensure
that there is consistency among the plans and objectives of the municipality where it relates to integrated
development, spatial development and human settlements plans. Additionally, partnerships with the
engineering departments are critical for a full understanding of the realities where it relates to bulk
infrastructural capacity. The communication between all these departments and alignment of objectivesis
crucial for the development of socially, spatially, economically and financially sustainable settlements and

the provision of basic services to all residents of the municipality.

The table below provides a summary of these key steps and timeframesinwhich they should commence and

the associated key outcomes.
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Table 11.7: Key steps to be undertaken by Langeberg LM

Step to be undertaken

Responsible parties

Time-frame

Key outcomes

Obtain interdict against illegal land

occupation.

Langeberg LM Municipal Council.

1-2 years so as to commence with

eviction and relocation.

Housing projects are able to proceed
without being hindered by illegal land

occupation.

Source funding for housing

development projects.

Langeberg LM DoHS.

1-2 years for projects in
implementation phase.
3-5 years for medium-term projects.

5-10 years for long-term projects.

Housing projects begin and are
completed within associated

timeframes.

Source funding for upgrades to bulk

infrastructure.

Langeberg LM Department of

Engineering Services.

1-2 years for projects in
implementation phase.
3-5 years for medium-term projects.

5-10 years for long-term projects.

Infrastructure upgrades are
completed in a timely manner so as to
align with housing development

timeframes.

Assess bulk infrastructural
requirements throughout Langeberg

LM.

Department of Engineering Services.

1-5 years in order to plan for medium-
and long-term projects and source

funding.

Understanding of available
infrastructure capacity as well as the

upgrades required and cost thereof.

Obtain assistance from Department of
Home Affairs and law enforcement to

curb illegal immigration.

Langeberg LM DoHS, Langeberg LM
Municipal Council & Department of

Home Affairs.

Obtain assistance within 1-2 years in
order to develop plan to curb illegal

immigration.

Reduction in number of illegal
immigrants moving into the

Langeberg LM.
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11.6. Conclusion

This chapter has outlined the implementation strategy for the proposed housing pipeline for the Langeberg
LM. This began with a description of how the proposed pipeline addresses the key housing principles as
outlined in the National Housing Act (no.107 of 1997). This was followed by an outline of the prioritisation of
the projects, as well as how these priorities are in line with the objectives of the municipality as they pertain
to spatial and local economic development. Implementation requirements were then discussed. This relates
to the funding required for the upgrading and development of improved bulk infrastructure capacity in the
municipality as well as sourcing the funding required for the developments themselves. Finally, the key
partnerships required for the successful and sustainable provision of housing in the municipality were
discussed. These include partnerships betweenthe DoHS and Local Economic Development, Community and
Engineering Services so as to align spatial, economic and integrated development planning with human
settlements planning. Additionally, partnerships with engineering services would allow for the full

understanding of infrastructural capacity by all those involved in planning within the municipality.
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12. Conclusion

This review and update of the Langeberg LM Human Settlements Plan has provided an overview of the key
characteristics and current housing dynamics within the Langeberg LM. The report began with a discussion
of the relevant policies and legislation which have influence on the development of housing and human

settlements in South Africa, the Western Cape and the Langeberg LM.

This was followed by a presentation and discussion of the key socio-economic characteristics of the
municipality in order to provide context and develop an understanding of the municipality from a socio-
economic perspective. This understanding was enriched through the statistical analysis of 1 041 household
surveys, collected during the week of 20-24 May 2024 within identified settlements in the municipality, as
informed by the DoHS. These settlements included Robertson North (Mdéreson & Droéheuwel), Nkqubela,
Ashton (Cogmanskloof), Zolani, Montagu (Mountain View & Mandela Square), Bonnievale (Mountain View,
Happy Valley and Boekenhoutskloof) and McGregor (White City & the neighbouring informal settlement).
These settlements were surveyed due to their status as some of the least affluent areas in the municipality,
and therefore, the most likely areas to be inneed of housing assistance. First, the identified settlements were
each discussed and an overview of each provided from a spatial and housing dynamics perspective. The
survey results were then discussed, which provided valuable insight into the housing and social dynamics of
these households, such as current housing situations, access to amenities and job opportunities, preference

of tenure status and patterns of migration and immigration into the municipality.

Housing demand models were then developed to forecast housing demand within the Langeberg LM for a
15 year period. These models were developedto forecast housing needin the whole municipality, Robertson
and Ashton and provided forecasts of housing demand by typology (affordability) and tenure status, and
were additionally developed to reflect both conservative and broad estimates of housing demand. These
results enriched the findings from the survey results and allowedfor a more nuanced picture of housing need
in the municipality to be developed. The housing demand models predicted that by the year 2039 there will
be demand for 11 786 bonded housing units and 255 rental housing units across all towns in the Langeberg
LM. Inaddition to this, the broad models predictedthat in Robertson there will be demand for 3 846 bonded
and 179 rental units by 2039, while in Ashton there will be demand for 1 746 bonded and 60 rental units by
2039. Theseresults are dependent to a large extent on the current housing backlog, whichis estimated at

1 623 units. The table below presents these results.

Table 12.1: Housing demand summary - 2039

2039 Bonded Rental Total
Langeberg LM 11786 255 12 041
Robertson - broad
3846 179 4 025
model
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2039 Bonded Rental Total

Ashton - broad model 1740 60 1800

Critical human settlements challenges were discussed in Chapter 9. Understanding of these challenges was
gained through engagements with locals, fieldworkers, municipal officials and key stakeholders. These
challenges include the state of housing in rural areas, in-migration and the challenges associated with this,
including illegal land occupation, settlement sprawl and illegal immigration. Finally, the challenges

associated with affordable rental housing were discussed.

Chapter 10 provided an in-depth discussion of the long-term strategy for housing provision within the
municipality. This strategy was informed by the housing pipeline, as developed in conjunction with key
stakeholders and municipal officials through workshops and discussions. This plan provides an overview of
the projects which are currently underway and provides details, timelines, locations and current constraints
for the planned housing projects throughout the municipality. This was followed by chapter 12, which
detailed the implementation of these proposed projects. This included and discussion of the criteria for
assessing housing projects, a description of the priorities of the municipality in terms of housing
developments, as well as the requirements and critical partnerships required for the successful
implementation of the housing pipeline. Two additions were made to the housing pipeline in consultation
with various departments within the Langeberg LM, including the Langeberg LM DoHS. Both of these
projects are long-term projects. The first one is located on the north-west of Robertson, and is planned to
be a mixture of IRDP, UISP and affordable housing, with a total of 1 000 sites made available. The second
project is planned to take place on the northern edge of Zolani, and will be the provision of 1 000 sites

through the UISP grant.

There are several key takeaways from this report that should inform the goals of the DoHS as well as the
municipality. First, a key constraint on the municipality and the DoHS in terms of housing provision is the
many challenges associated with illegal immigration. lllegal immigration has contributed to sprawling
settlements, illegal land occupation, and has been blamed for increases in crime and violence in some of the
surveyed settlements, particularly Nkqubela. Stronger partnerships with the Department of Home Affairs
and law enforcement in addressing this issue, and the development of community policing forums may aid
in combatting illegal immigration and crime and violence in these communities. Additionally, the challenges
caused by illegal land occupation should be made aware to those communities affected due to its impact on
the ability of the DoHS to provide housing, which has a direct influence on the legal residents of these

communities.

The constraints associated with infrastructure and service provision have a large negative impact on the
ability to effectively provide housing. This includes the inability of the municipality to acquire additional
electrical capacity from Eskom until upgrades are made by Eskom to substations located in Worcester. Until
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this is completed, the municipality is constrained in its ability to accommodate new housing due to the lack
of electrical capacity. Fiscal constraints also limit the development of infrastructure. This includes the
development of new landfills which would be needed if additional housing were to be built. Without this,

the municipality would have to transport waste to the regional landfill in Worcester at great expense.

These fiscal constraints are worsened by the constant need to conduct maintenance on infrastructure. A
large portion of the infrastructural budget (approx. 80%) is spent on maintenance only thereby hindering the

ability to institute new development and provide basic services to additional households.

The challenges posed by illegal immigration in terms of infrastructure maintenance is particularly important
due to its ties to several other challenges. lllegal immigration puts additional pressure on infrastructure, but
does not add to the tax base, increasing the fiscal constraints on the municipality. The municipality is
therefore in need of an expanded tax base and improved collection of rates and taxes. For this reason, gap
housing, social rental housing and First Home Finance should be prioritised. This would expand the tax base
and improve the fiscal position of the municipality, whichin turn would improve the ability of the municipality

to provide basic services and upgrade infrastructure.

Finally, a key result identified from the household survey results is the demand for rental housing and the
ability to afford rent by many residents of the identified settlements. This indicates the need for rental
housing in the municipality. This would aid in the provision of affordable housing and add to the tax base of

the municipality.

Ultimately, these findings point to the need for planning to be a forward looking, rather than reactionary
process, informed by reliable data and engagements with the key stakeholders in the municipality.
Additionally, divisions of the municipality should work together as one multi-faceted team in the provision

of housing.
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Appendix A: Demographics

A.1. Housing typology

Langeberg | Robertson
LM North

Nkqubela | Ashton | Zolani | Montagu | Bonnievale | McGregor

Freestanding House | 16%

RDP house

Room within a
house
House/flat/room in
backyard

Informal dwelling
(shack: in backyard)
Informal dwelling
(shack; not in
backyard)

Flat or apartment

Semi-detached
house

Wendy house

A1.1. Robertson North

. . 29%
Informal dwelling (shack; not in backyard) 3%
()
21%
Informal dwelling (shack: in backyard) F °
0

House/flat/room in backyard
T s

Roomwithin a house =

0,
RDP house 41%
31%

4%
Freestanding House - 2
D 51

¥ Droeheuwel M Moreson
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A1.2. Nkqubela

68%

29%

33% L2 14% 33%

25%

Nkqubela- Nkqubela- Nkqubela- Nkqubela- Nkqubela- Nkqubela- Nkqubela- Nkqubela -

Asazani Barcelona Kanana Nkanini Lawaaikamp Nkandla Paris Zwelitsha
B Freestanding House RDP house
B Roomwithin a house B House/flat/room in backyard

® Informal dwelling (shack: in backyard) M Informal dwelling (shack; not in backyard)

M Flat or apartment B Semi-detached house
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A.1.3. Montagu

— 2%

—— 2%
4%
4%

Montagu - Mountain View

M Freestanding House

B Roomwithin a house

M Informal dwelling (shack: in backyard)
M Flat or apartment

m Hok

2%

Montagu - Mandela Square

® RDP house

® House/flat/room in backyard

B Informal dwelling (shack; not in backyard)
B Semi-detached house

B Wendy house

Note that “Hok” is referred to as a Wendy house in the paper, however, the written answer by respondents

was “Hok” as depicted here.
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A.1.3. Bonnievale

2% I
Bonnievale - Boekenhoutskloof Bonnievale - Happy Valley Bonnievale - Mountain View
B Freestanding House = RDP house
B Room within a house W House/flat/room in backyard

m Informal dwelling (shack: in backyard) M Informal dwelling (shack; not in backyard)
Flat or apartment B Semi-detached house

B Hok B Wendy house
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A.2. Housing satisfaction
A.2.1. Robertson North

3%

-1%

9%

16%

Robertson - Méreson Robertson - Droéheuwel
W Very satisfied Somewhat satisfied

W Neither satisfied nor dissatisfied @ Somewhat dissatisfied

B Very dissatisfied
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A.2.2. Nkqubela

Nkqubela - Zwelitsha
Nkqubela - Paris

Nkqgubela - Nkandla

Nkqubela - Lawaaikamp

Nkqgubela - Nkanini

Nkqubela - Kanana

Nkqubela - Barcelona

Nkqubela - Asazani

W Very satisfied Somewhat satisfied M Neither satisfied nor dissatisfied

B Somewhat dissatisfied W Very dissatisfied
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A.2.3. Montagu

10%
Montagu - Mountain View Montagu - Mandela Square
M Very satisfied Somewhat satisfied B Neither satisfied nor dissatisfied
B Somewhat dissatisfied B Very dissatisfied
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A.2.4. Bonnievale

Bonnievale - Boekenhoutskloof Bonnievale - Happy Valley Bonnievale - Mountain View
M Very satisfied W Somewhat satisfied W Neither satisfied nor dissatisfied
B Somewhatdissatisfied B Very dissatisfied
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Appendix B: Economics

B.1. Bonnievale - looking for new accommodation

Mountain View

Bokenhoutskloof

Happy Vauey _

HYes ®mNo

B.2. Monta for new accommodation

67%

33%
23%

Mountain View Mandela Square

B Yes W No
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