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1 Introduction and Context

The George Municipality approved the George Municipal Spatial
Development Framework, 2019 (MSDF) in May 2019. In July 2021 a
process of Review and Amendment was initiated to align and merge with
the next generation Integrated Development Plan.

The Draft George MSDF 2023 illustrates the spatial response
to issues identified in the MSDF Review Report (May2022),
based on data collated in the supporting Status Quo Report
and MSDF consultation actions.

The 2019MSDF was deemed the adopted policy, which guided spatial
growth and development in George to date. The amendment
endeavours to enhance and improve spatial policy to adhere to the
purpose of the MSDF (Par. 1.1) and in doing so, provide clarity in respect
of the manner in which land-use, development and investment will be
supported to build a spatial form which facilitates the vision and
objectives of the MSDF.

This iteration of the George MSDF was conducted according to the
prescripts of the Municipal Systems Act, 2000 (Act 32 of 2000), the
Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013)
(SPLUMA), the Western Cape Land Use Planning Act, 2014 (Act 3 of 2014)
(LUPA) and the George Land Use Planning Bylaw, 2015.

1.1 Purpose of the George Municipal Spatial Development
Framework

The SDF is a high-level, core component of the Integrated Development
Plan (IDP) and contributes to the realization of the Vision, Goals and
Objectives of the IDP by guiding the spatial distribution of current and
future land uses within the municipal area of George. The SDF must

facilitate (provide space for) the implementation of the priorities
identified in the five-year Integrated Development Plan (IDP) and must
also guide the general land use configuration over a longer planning
horizon (10 years), whilst guarding against land speculation.

The SDF informs land development and service provision decisions made
by municipal departments and decision makers in other tiers of
government, but does not confer, or take away, land use rights. All
decisions taken with regards to rights/uses on individual erven must be
taken with the general land use intent expressed in the SDF, rather than
applying extracts of the SDF out of context. Conversely, technical
studies, such as environmental Assessments, access studies, etc. which
may be applied on individual site level, but contradicts the context
expressed in the SDF is open to review by authorities dealing with land
use applications.

The purpose of the George Municipal Spatial Development Framework
(MSDF), as set out in the Spatial Planning & Land Use Management Act
(2013) (SPLUMA), is to:

a) Interpret and represent the spatial development vision of the
municipality — informed by a long-term spatial development
vision statement and plan.

b) Guide planning and development decisions across all sectors of
government and specifically the municipality and provincial
government in its spatial planning and land use management
decisions.

c) Contribute to a coherent, planned approach to spatial
development across the spheres of government.

d) Provide clear and accessible information to the public and
private sector and provide direction for investment purposes.

e) Include previously disadvantaged areas, rural areas, informal
settlements, slums and landholdings of state-owned enterprises
and government agencies and address their inclusion and
integration into the spatial, economic, social and environmental
objectives of the relevant sphere.

6|George Spatial Development Framework 2023: Draft 2 For Comment Nov. 2022



f) Address historical spatial imbalances in development.

g) Identify the long-term risks of spatial patterns of growth and
development and the policies and strategies necessary to
mitigate those risks.

h) Provide direction for strategic developments, infrastructure
investment, promote efficient, sustainable and planned
investments by all sectors and indicate priority areas for
investment in land development.

i) Promote a rational and predictable land development
environment to create trust and stimulate investment.

j) Assist in integrating, coordinating, aligning and expressing
development policies and plans emanating from the various
sectors of the spheres of government as they apply within the
municipal area, specifically as it relates to environmental
management; and

k) Outline specific arrangements for prioritising, mobilising,
sequencing and implementing public and private infrastructural
and land development investment in the priority spatial
structuring areas identified. (SPLUMA , 2013)

1.2 Role of the Municipal SDF

The George MSDF plays a leading role in the broader municipal planning
system. A MSDF is required in terms of both SPLUMA and the Municipal
Systems Act (2000) (MSA). The MSA requires an SDF as a core
component of the Municipality’s Integrated Development Plan (IDP).
The IDP drives budget prioritisation and allocation decisions in terms of
a rolling five-year development plan. The MSDF is the spatial expression
of the IDP while at the same time the MSDF couches the IDP within a
long-term spatial vision for the municipal area that seeks to implement
the vision, principles and policy directives set out in national and
provincial legislation, strategies, policies and plans. Therefore, decisions
made by sectors, spheres and entities of the public sector, should be
consistent with, and work towards, realising the vision, spatial strategies
and plan set out in the MSDF. Indeed, public sector actors are bound by
the MSDF in their actions within the George municipal area. Decisions
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and authorizations made by public entities in respect of private
development are also bound by the principles expressed in the MSDF.

The MSDF also leads the Municipality’s policy-driven Land Use
Management System. The MSDF provides the long-term spatial
framework for decisions made in terms of the Land Use Planning By-Law
for George (2015) and George Integrated Zoning Scheme By-Law (2017
(update due 2023). These by-laws standardise land use regulations
across the municipal jurisdiction aligned to the long-term spatial
development outcomes sought by the MSDF and its policies. It is
important to note that a MSDF does not confer or take away land use
rights, but guides decisions associated with the award and management
of such rights. When deciding on an application, the Municipal Planning
Tribunal, or any other authority required or mandated to make a land
development decision must make a decision which is consistent with the
MSDF (Section 22 of SPLUMA, 2013).

Figure 2 illustrates key components of the George Municipality’s policy-
driven land use planning and management system assisting decision-
making. Within this system the MSDF provides the overarching spatial
vision, principles, structuring elements, strategies and policies within
which the Municipality implements its development and service delivery
agenda and awards development permissions.

As a tool to promote the objectives of the MSDF, the George Integrated
Zoning Scheme By-Law makes provision for “overlay zones”. Through the
establishment of overlay zones, additional development management
provisions (over and above those related to use zones) may be imposed
to direct the nature and form of land use and development in a specific
area in accordance with the MSDF and more local area planning.

Overlay zones could, for example, be prepared for:

° Heritage areas.

. Sensitive environmental areas such as the coastal
management/protection zones and other natural area
protection areas

2 For Comment Nov. 2022



o Open Space Management and Use zones
o Significant sections along scenic routes.
. Specific local areas intended for restructuring or accelerated

development and/or where development parameters may differ
from the Zoning Scheme Bylaw to facilitate the envisaged urban

structure.
SPLUMA
Principles &
Fy Infegrated
Legislation Transport
Human Plan
Setflements
Sector Plan
Legislation
Sector
o 100G o WMD Plans
ws n
MSDF
Built Capiial b e (25
NDP  NDP Environment -apital flontsss and cests Budget
Qutcomes Expenditure QEESS.F .E-,.%”.i,l“;
Programmes

(Investment)  integrated, cutcomes led

Framework development programme Projects

Figure 1:The Municipal Planning System

Importantly, the MSDF not only gives direction to the public sector but
also aims to guide private investment decisions in the George municipal
area by providing coherent information on the opportunities and
constraints to development in the municipal area and offering a vision
for sustainable development that will realise long term benefit for the
whole of society. Clarity on the where public investment will be made
and the objectives that will drive decisions on planning permissions also
provides clear signals to investors on the municipality’s intent.
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Review of the Municipal SDF

This MSDF is an amendment of the SDF for the George Municipality
adopted in May 2019 and re-adopted on 30 May 2022 which related to
the 2017-2022 IDP. This document, being the 2023 iteration, is a review
associated with a new term of office of the Municipal Council and the
next generation IDP (2023 to 2027). The MSDF 2019 was aligned with
principal land use planning policy, contained in legislation, including,
SPLUMA, LUPA and the Integrated Urban Development Framework
published in 2016. The Western Cape Department of Environmental
Affairs and Development Planning (WC DEA&DP) monitors the status
and policy compliance of MSDF’s in the Western Cape found the George
MSDF2019 to be aligned with the Provincial SDF and provincial spatial
development policy. These guiding principles are still dominant in this
amended version of the MSDF, but another layer is added to facilitate
the implementation of development, which will bring these principles to
ground.

Various national, provincial, district and local, municipal policies were
considered in the Status Quo and Review (2021/22) process. In addition
to understanding the directives set out by such policies and legislation,
new planning informants and indicators of changing circumstances
informed the approach to the review process resulting in this MSDF,
including:

i. Recenturban growth patterns, pressures and land cover changes;

ii. Inputviathe IDP process, during the review and the informants to
the next generation IDP (2022 to 2027), and comments from
Council members during the MSDF and IDP review (2021);

iii. The George Municipal Integrated Urban Development Grant
(IUDG) Business Plan (2020) and the Capital Expenditure
Framework (CEF);

iv.  Human Settlement Planning Informants, including the George
Human Settlements Plan, Priority Human Settlement and Housing
Development Areas (PHSHDA) and related implementation
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Vi.

Vii.

viii.

Xi.

Xii.

xXiii.
Xiv.

planning, Restructuring zones and district wide social housing
planning and provincial housing market studies;

Population and household figures, projections and growth trends,
including statistical data, supplemented by recent (since 2016),
on-site population growth indicators such as settlement data;
2021 update to the 2016 Social Facility data and analysis of
provision and related spatial requirements;

Update to the 2016 Spatial Budget to gauge population growth
absorption potential on a functional area level;

new or updated spatial information and data sets and specific
spatial requirements as expressed as inputs from the George
MSDF Intergovernmental Steering Committee and the MSDF
Municipal Project Committee;

sector planning and functional masterplans, including process
input and/or updated functional Master Plans of the George
Integrated Transport Planning process, the Engineering Services
Master planning process and the George Economic Growth and
Development Strategy;

updated datasets relating to environmental management and -
spatial planning informants, from local, district and provincial
authorities, including layers guiding environmental protection
actions/process, disaster management and pointing to climate
change impacts;

Open Space Planning to give direction to functionality and uses in
vacant areas, zoned for open space purposes;

public sector budgeting and municipal long-term financial
planning, budgeting and associated trends;

the Garden Route (Eden) District ‘One Plan” (Draft JDMA);
Current Local Spatial Development Frameworks for the George
municipal area and alignment with land use trends and spatial
structuring concepts.

Opportunities to improve the 2019 MSDF were identified in the 2021/22
review process, which pointed to the following aspects to be addressed:
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Vi.

vii.
viii.

Xi.

Socio-economic housing demand segmentation to inform the
strategy and policy statements in the MSDF. Elements such as
density and urban form to be presented to advise human
settlement planning.

Designation of areas with related shortened procedures and/or
base guarantees to facilitate the desired spatial form, as a possible
overlay or via other instruments.

Aligning public investment planning with priority areas as per the
weighting methodology included in the IDP and application of the
Capital Expenditure Framework adopted by the Municipality.

A monitoring and evaluation framework.

Balancing requirements associated with absorption of growth
pressure versus environmental sensitivity and agriculture priority
areas.

Recommendations relating to government owned properties and
assets (spatial- and integrated land use perspective).

Spatial implications of renewable energy sources/projects.
Zoning Scheme Assessment to facilitate implementation of MSDF
intent.

New Municipal Policies — facilitation through spatial structuring
elements, where applicable and required by municipal sector
departments.

Heritage strategy and tourism planning to advise urban form,
where applicable, specifically to create dedicated use facilitation
areas.

Spatial structuring elements/mechanisms to be described and,
where required, to be delineated to provide user clarity.

The review framework is illustrated in Figure 3. Public and stakeholder
input into the drafting of this MSDF was an important and essential part
of the review.

The 2019MSDF was formulated, based on SPLUMA and IUDF principles,
and related spatial policy, that remains applicable. The spatial
configuration of George was well managed, based on the spatial concept
and vision, with the related strategies and policies, as contained in
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2019MSDF. This amendment of the MSDF strives to maintain
consistency in the application of its spatial strategy, while building on
practical facilitation in harnessing strengths and opportunities in the
spatial configuration of the George area to the benefit of all. Addressing
and mitigating weaknesses and constraints in the spatial structure of
George, which may compromise the achievement of the MSDF vision to
its full potential, is key. The MSDF must guide land development
decisions (applicants and decision makers) toward relating to the greater
whole instead of narrowing the objectives and outcomes of a
development to serve only the localised context.

! | L]

Local Spatial Development
Frameworks, incl.:

Built Environment, Rural &
Environmental Legislation,
Strategies, Policies & Studies:

Land Use Planning and

uring Strategy
ansport Network

Management
Decisions

Figure 2: George Municipality’s Land Use Management System
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Figure 3: George MSDF Review Framework



1.3 Process and Timeframes

1.3.1 Review Process

The process followed to prepare this reviewed MSDF is set out in the

process plan in Figure 4.
GEORGE SDF PROCESS:
1A (=l
v i
[ upoaTe PoLicY Bt starus quo [l J AMENDED FINAL
| CONTEXT & VISION ==&y UPDATE GEORGE SDF GEORGE
B DIRECTIVES { SDF

| CONCEPTS

----------------------------------- p | BIOPHYSICAL
SOCI0-ECONOMIC | sTRATEGIES
BUILT ENVIRONMENT DRAFT MSDF
¥
3 IMPLEMENTATION
b B FRAMEWORK g [
ALIGN SECTOR

POLICIES & GUIDELINES | | T | puans ‘

NEW ACTIONS REQUIRED [roamey

CAPITAL INVESTMENT -_"\ PRECINCT PLANS

B 5 5 FRAMEWORK —

E b PC

STAKEHOLDER ENGAGEMENT: & l

SE1  INCEPTION MEETING

PUBLIC
NOTIFY: TECHNICAL GOVT DEPT

SE2 FOCUS GROUP SE3 STAKEHOLDER SE4 SE5
WORKSHOPS /o INPUT 5. COUNCIL
COUNCIL APPRIL
wor (GED [ (SPECIALIST DISCUSSIONS)
3

COUNCIL SE ADVERTISEMENT OF
e DRAFT MSDF e pe
MONITORING & EVAILLATION —— 1
MONITORING & EVALUATION: [(s-croseour |
PREVIOUS SOF TARGETS VS. & & TARGETS POUICIES, GUIDELINES &
SPATIAL PLANNING OUTCOMES OTHER RELEVANT, MEASURABLE DATA INSTITUTIONAL TARGETS

Figure 4: George MSDF Process Plan

1.3.2 Public Engagement

In August 2021, the George Municipality gave notice of its intention to
review the MSDF. Stakeholders, including the general public, were
invited to comment on the 2019 George MSDF, in terms of the Land Use
Planning By-Law for George, in preparation for the review.

In the review process, focus group sessions were held with relevant
input-entities, where aspects such as urban growth and densification,
housing, rural development, heritage, service provision, social facility

12|George Spatial Development Framework 2023:

Draft

provision, environmental
workshopped.

information and guidelines, etc. were

In October — December 2022 the draft reviewed MSDF will be formally
published and advertised for public comment and input in terms of the
statutory public participation requirements set out in the LUPA and the
Municipal Planning By-Law. Comment and input received will be
recorded and the Municipality’s response will be available as part of an
addendum to the final draft submitted to Council for adoption.

1.3.3 Process and Timeframes

The MSDF review process was initiated in June 2021. This process
included the following phases and key milestones:

Phase 1A: Policy Context and Vision Directives
Phase 1B: Status Quo Baseline - Context, Role and Issues

Phase 2: Draft George MSDF - Review and Update of Spatial Proposals
(current process)

Phase 3: Final George MSDF - Amendment and Action Plan (to be
adopted)

Phase 4 and 5: Endorsement and Adoption of Final George MSDF and
Action Plan (to follow — May2023)
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1.4 Document Structure

This report structure is broadly aligned with the DRDLR Guidelines for
Spatial Development Frameworks (2017). It consists of six parts, each of
which contain the following:

Chapter 1: Introduction and Content
Chapter 1 outlines the purpose, role, requirements and process for the
preparation of a municipal spatial development framework.

Chapter 2: Overview of George Municipality
Chapter 2 provides an overview of the George Municipality, including
Municipal Strategy and Planning Context.

Chapter 3: Situational Analysis

Chapter 3 provides an overview of the key spatial challenges and
opportunities that the George Municipality is currently facing. This is the
result of an exercise preceding the drafting of this MSDF that sought to
take stock of the policy context and what directives this gives to George
in the formulation of its spatial development vision. It is also the result
of a scoping of development issues and trends on the basis of a set of
key socio-economic and built environment variables, as well as an
assessment of new or changed information associated with relevant
built environment and biophysical spatial elements. l.e.: A synthesis of
the vision directives and the status of key development issues and their
spatial implications.

Chapter 4: Municipal Spatial Development Framework:

Spatial Vision, Development Principles, Themes and Proposals
Chapter 4 includes the Spatial Vision, the Spatial Concept — the spatial
elements that structure the desired organisation of development and
activity in space in George - and spatial policies to guide land use
planning, management, regulation and investment decisions in the
Greater George Area, organised around three spatial strategies that
support the spatial development vision, as well as the conceptualisation
of the vision into development principles, themes and proposals.

Chapter 4 outlines each of the spatial focus areas, together with
development proposals, interventions, specific interventions and the
investment priorities of the focus area.

Chapter 5: Implementation Framework
Chapter 5 seeks to harmonise much of the previous Spatial Development
Framework sections into a targeted set of implementation

recommendations. The chapter includes a capital expenditure
framework for the municipality’s development programmes.

Municipal Overview
Vision Directives 1§ . .
. . L] "
' . “ . .
L .
.

Spatial Concept

. Spatial Strategy e,
o " .
[] - L]
Policy Guidelines Palicy Guidelines Policy Guidelines

Composite SDF
.

L ]
Implementatiun
Framework
.

Capital Investment
Framework

Figure 5: MSDF Document Structure

Key Development

B Issues & Spatial
Implications
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Chapter 6: Implementation Requirements

Chapter 6 describes institutional arrangements and partnerships to
implement the spatial priorities. This chapter also includes a Monitoring
and Review section, that details how the MSDF proposals must inform
priorities, performance indicators and targets of the IDP, and of other
relevant sector plans.

1.5 Use of the Spatial Development Framework

As mentioned before, a SDF must be regarded as a guide for future
development and should not be considered to be a set of pre-
determined development proposals. In addition, a SDF does not
prescribe what the exact nature and form of future development should
be but rather guides potential development proposals. The SDF intends
to guide where investment will be prioritised and involving the private
sector in such decisions is considered to be important for establishing
partnerships in development.

Therefore, the focus of the SDF is on providing important development
principles rather than detailed development parameters, which fall
within the scope of the George Integrated Zoning Scheme Bylaw. It
should be noted, even if an area is included within the urban edge, it
must not be construed as if certain development rights have already
been granted. All required formal application processes, in terms of the
applicable legislation, must still be followed in order to obtain
developmental rights.

2 Overview of George Municipality

2.1 Location and extent

This MSDF for George applies to the whole of the Municipality’s
jurisdictional area. The municipal area is 5191km? and spans the
Southern Cape and Little Karoo regions of the Western Cape Province
and is situated halfway between Cape Town and Gqgeberha. The area
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administered by the George Municipality forms part of the larger Garden
Route District Municipality’s jurisdictional area.

George Municipality administers a vast and diverse geographic area that
extends from the dry and climatically extreme Little Karoo in the north,
to the wetter more temperate Garden Route in the south. It is an area
of considerable natural assets and beauty, including: expansive
mountains and forests, wilderness areas, a varied coastline, and
extensive lakes, rivers and estuaries. Its natural assets include parts of
the Garden Route National Park (a World Heritage site) and the
Baviaanskloof Wilderness Area and part of the Cape Floristic Region and
the Garden Route Biosphere Reserve. The municipal area also includes
fertile farmlands and timber plantations along the coastal plain, fruit
orchards in the Langkloof and arid grazing areas in the Little Karoo.

Three important national roads/ routes, the N2, N9 (R62) and N12,
traverse the area, and George regional airport serves the Southern Cape
and Little Karoo, including the neighbouring towns of Mossel Bay,
Oudtshoorn, Knysna and Plettenberg Bay. The George city area is the
primary urban centre of the Municipality. More than 84% of the
municipal area’s population is located here. Wilderness, Uniondale and
Haarlem respectively host the bulk of the remaining urban population
Par 3.2.2 provides details of current and projected population estimates.

Area: 5191 km?

Population (DSD 2022) 224 430 people

Regional and District Services Centres (main | George (City Area?)
towns): Uniondale
Wilderness

Small Town and Rural/tourism Settlements: Haarlem,

Herolds Bay, Victoria Bay,
Touwsranten, Hoekwil
Kleinkrantz

Le Grand

Avontuur
De Vlugt
Herold
Noll

Hamlets/rural places

Population composition (SEP2021):
Male/Female:

51.8%/48.2%
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Age: 0-14 years old:
15-64 years old:
66+:

26,8%
66,2%
7%

(37 primary and
secondary schools)

Poverty (SEP 2021)

Number of Households (DSD 2022 statistics) 61 179 households Gini coefficient: 0.62
Estimated Population growth rate 2021 to 2031 | 1.2% p.a. Human Development Index: 0.76

(DSD 2022). Health (SEP 2021): Public Facilities

Number of registered properties: 53 729 Primary Health care facilities (fixed): 14

Estate housing — 34erven (multiple units), Including: Regional hospitals 1

General Residential (flats/town housing- multiple District hospitals 0

units)- 4529 Community Day Centres 2

Single residential erven — 41 308 erven Community Health Centres 0
Agriculture (including small holdings and PHC Clinics (Satellite and mobile) 4
properties in natural zones): 4003 properties PHC Clinics (Fixed) 10
Business - 962 properties Access to basic services: (SEP 2021);

Community Facility- 478 Household access to:

Open space and undetermined/utility: 1390 Water: 95.8%
Resort- 182 properties (multiple units) Refuse Removal: 88.2%
Industrial — 701 properties Electricity: 90.3%
Subdivisional area (multiple units in process)- 59 Sanitation: 87.9%
properties Housing: 82.5%
%Properties within the 2019 MSDF Urban 93,2% Unemployment Rate (SEP2021) (narrow | 14.2%
Development boundary, 2019MSDF (GM GIS definition)

2022) Socio-Economic Risks (SEP 2021) Job losses
(50071) Safety and Security
Number of Informal structures (GM Survey | 10 684 structures In-migration
2021) Three largest Economic Sectors Finance, insurance, real

Building Plans Approved (2017- Jun2022)

3899

Registered Businesses:

To be confirmed

Education (SEP 2021):

Matric Pass Rate:

Learner retention rate:

Nr of pupils per teacher:

Number of Facilities (Government):

77.9%

2%

30

50 (35 no-fee schools)

Table 1: George at a Glance

KNOTE 1:

~

In this report the “Greater George Area” refers to the whole

municipal area.

THE “GEORGE CITY AREA” REFERS TO THE URBAN AGGLOMERATION

OR THE REGIONAL URBAN CENTRE OF GEORGE.
See Map 14

&

J
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(As contributors to the GDP2019)

estate and business
services

Wholesale & retail trade,
catering and
accommodation
Manufacturing
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Map 1: The Greater George Area (Source: George Municipality, 2022)
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2.2 Regional and District Context

The National Spatial Development Framework (NSDF) (Draft April2019)
lists George, as a “Regional Development Anchors”, as part of a national
“network of consolidated, transformed and well-connected national
urban nodes, regional development anchors, and development corridors
that enable South Africa to derive maximum transformative benefit from
urbanisation, urban living and inclusive economic development”. George
is furthermore noted as part of the Coastal Growth and Development
Corridor, which is supported as an area of strong interconnection
between high-value rural resource production, ecological resource
regions, popular tourist destinations, comfortable climatic zones and
urban nodes.

Spetiel Planning Cawperies (35C)  Priority Urban Fusetions! Regisns [ Rursd Devenpment Comaor s Ragional Connocir Route
[ B Coos were I Regonal Cortre S—Touras Route

. Emarging Regcrs Cenes Sarsce Cenre e Mefer Rttney Line
[ verer Lotmare W ooy semurernt

Agnasnre

Map 2: PSDF Consolidated Proposal, 2014

The Western Cape Provincial Spatial Development Framework, 2014
(WCPSDF) designates George as a major regional centre within the
Western Cape as illustrated in Map 2.

The regional importance of George is echoed in the Southern Cape
Regional Spatial Implementation Framework, 2019 (RSIF) George is
identified, as the primary service centre of the entire garden route
region, offering most of the higher order services and facilities one
would expect to receive in a metropolitan city, including modern airport
infrastructure. It houses the primary administrative and regional offices
of companies (and government departments) offering services in the
region but is also the heart of the vast tourism offering, and a thriving
agricultural sector specialising in export quality berries and other
agricultural produce used in beer making and other agri-processing
activities. The RSIF also notes the importance of continuity of critical
biodiversity areas. The Garden Route District IDP (2021 Review)
supports investment in George based on its role as a regional node, but
also places emphasis on the protection of the Garden Route (Southern
Cape Coastal belt) as a global biodiversity hotspot (Conservation
International) and part of the Cape Floristic Region (CFR) (World Heritage
status: UNESCO and IUCN).

George has a significantly higher population (double) than the second
largest town in the Garden Route, Mossel Bay (DSD2021)

In 2019, George municipality contributed over 40% (R18.6 billion) of the
GDPR to the economy of the Garden Route. The economy of George is
more than twice as big as the next biggest Garden Route municipal
economy of Mossel Bay, and almost four times as big as the third biggest
Garden Route economy: Knysna. It is worth noting that between 2015
and 2019, whilst the annual average economic growth rate of both the
Garden Route and Western Cape averaged 1% during this period, George
Municipality grew at an average annual growth rate of 1.5% per annum
— indicative of a more vibrant and resilient economy (Western Cape
Provincial Treasury — Municipal Economic Review (MERO) 2021).
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The Growth Potential Study Review 2018: Preliminary Findings Report
for George Municipality (WCG:DEA&DP: 2020) ranks George as the 3rd
highest in the province (after Stellenbosch and Drakenstein for the
GPS18 period (2011 to 2018+, lJenks Classification). For GPS18,
Cederberg, Kannaland and Theewaterskloof Municipalities are recorded
as having greatest socio-deficit; and Prince Albert, Overstrand and
George Municipalities are recorded as having the lowest socio-deficit
(socio-economic vulnerability and need).

In terms of regional employment trends (MERO2021), 35.8% of all
employment opportunities of the Garden Route were located in George
Municipality. With respect to the sectoral composition and
employment contribution of the economy of George in 2019, the
following are noteworthy (MERO 2021):

a) The tertiary sector contributes over 70% to the GDPR and
employment opportunities in George.

b) The secondary sector, underpinned by a noteworthy
manufacturing and construction sector, contributes 23.9% to
George’s GDPR and 20.4% of employment opportunities.

c) The Primary sector —specifically agriculture and forestry —
contribute 3.3% to GDPR and 9.8% to employment
opportunities. However, the agricultural sector of the economy,
despite its small contribution to the GDP has potential to
restructure and grow, contributes to food security and forms the
basis of the secondary and tertiary sector to grow and thrive. In
2020 the agriculture sector was the only sector to register gains
as a result of improved drought conditions and favourable
commodity prices (CAFF Market Study 2022: 2022/23 IDP),
combined with the impact of COVID19 pandemic on the other
sectors.

Despite the onset of the COVID19pandemic, unemployment in George
municipality actually dropped very slightly in 2020, to 14.2%. This does,
however, translate to an estimated 5000 employment opportunities lost
due to the resultant recession (compared to the 6 860 new jobs created

18|George Spatial Development Framework 2023: Draft

between 2015 and 2019). There remains little data to show if or when
these jobs will be recovered, and it points to what will certainly be an
increase in the number of indigent households in the municipality, at
least in the short to medium term.

In terms of formal employment, 40% of workers in 2020 were semi-
skilled, 33% skilled, and 27% low-skilled, with the number of skilled
workers growing more rapidly in the last four years than semi-or low-
skilled workers. Nearly one quarter (24.4%) of the work force in the
municipality was employed informally in 2020. This is indicative of a
structural shift in the economy and a widening opportunity gap between
skilled or semi-skilled labor and unskilled labor.

At R20 650, average monthly household income in George municipality
in 2019 exceeded the average for the country, the province and Cape
Town metro, as shown in the graph below. George municipality’s
average monthly household income also surpassed that of its
neighbours Mossel Bay, Knysna and Bitou. Published by (Data: WC
Provincial Treasury, sourced from Quantec, 2021: CAFF).

While average household income in the metro and the province overall
declined from 2015 to 2019, the average household income of the
coastal municipalities increased slightly—by 0.8% in George between
2015 and 2019 (CAFF Housing Market Study 2022, GeoTerralmage data).

The economy of George Municipality is interdependent with the regional
economy. George still dominates the regional economy and has the basis
to perform better and create more jobs for those living in the region. In
its role as a service centre, it is also reliant on the region to generate
demand for services and beneficiation that will stimulate its growth. The
performance of the region as a whole in relation to its natural resources,
agricultural economy and accessibility, impacts directly on how well
George performs in terms of servicing its population and attracting
tourism and investors.
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The Garden Route District SDF proposes that more robust infrastructure
systems within George and Mossel Bay are better positioned to
sustainably absorb economic- and settlement growth in the district than
the neighbouring municipalities within the region.

GDPR CONTRIBUTION AND AVERAGE GROWTH RATE

PER MUNICIPAL AREA, Garden Route District <
I .I Trend
2015
— -2019
UDTSHOORN MUNICIPALITY | R billion value 2019 (%)
KANNALAND __.._."u o
1.3 bilion s RI8.6 bilion o Kannaland R1.3bilion (28%) |  09%
28%) (40.1%)
{ ©® Hessequa R4.0 billion (8.7%) 0.7%
KNYSHA 8iTou o, o,
RSBON’ 3.4 bilion @ Mossel Bay R8.0 billion (17.2%) 0.7%
WEssEQUA 1 (1.0%) (3% o George |  RI86hbillion (40.1%) |  1.5%
it o Oudtshoom | R59bilon (128%) | 1.0%
® Bitou R3.4 billion (7.3%) 0.7%
@ Knysna R5.1 billion (11.0%) 0.2%
HE e A Garden Route District  R46.3billion (100.0%)  1.0%

R611.9 billion

GARDEN ROUTE
R46.3 billion

Source: Quantec Research, 2021, Urban-Econ based on Quantec, SARB,
Stats SA and BFAP, 2021 (e denotes estimate, f denotes forecast)

Figure 6: Regional Contribution to Garden Route GDPR in 2019 (MERO, 2021)

The George Municipal Area is bordered by the Oudtshoorn- and Mossel
Bay Municipal areas (Western Cape province; Garden Route District) in
the west and north-west and by the Dr Beyers Naude- and Kou-Kamma
Municipal areas to the north, north-east and east (Eastern Cape province:
Sarah Baartman District) and by the Knysna- and Bitou Municipalities
(Western Cape province; Garden Route District) to the south and south-
east.

The alignment of the Integrated Development Plans and the Strategic
development Frameworks of adjacent/interrelated municipalities is
primarily a function of the District Municipality, and to be reflected in the
Provincial- and  District = Spatial Development  Frameworks.
Notwithstanding, the spatial structure of adjoining municipalities must
ensure continuity of form giving elements/intent, such as:
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SECTORAL GDPR
AND EMPLOYMENT CONTRIBUTION,
George, 2019 (%)

JI ] ?,\ @ Contribution to GDPR
.ll w I| H @ Contribution to employment

@ . (GDPR in R millions)
Primary Sector
R574.2(3.1%)
Agriculture, forestry & fishing
8093 (9.8%)
N _ R32.0 (0.2%)
Mi &
ining & quarrying 34.(0.0%)
Manufacturing R2804.2(15.1%)
7 860 (9.5%)
; R644.4 (3.5%)
Electricity, gas & water
359 (0.4%)
R987.9 (5.3%)
Construction
@ 4609 (5.6%)
Tertiary Sector

R3 479.6(18.8%)

‘Wholesale & retail trade, catering & accommeodation

21 364 (25.8%)

o R2151.6 (11.6%)

Transport, storage & communication
4223(5.1%)

R5012.1 (27.0%)

Finance, insurance, real estate & business services
17 417 (21.0%)

R1702.0 (9.2%)

7749 (9.3%)

R1168.4 (6.3%)

11231 (13.5%)

General government

Community, social & personal services

Source: Quantec Research, 2021
Figure 7: GDPR Contribution per sector to the economy of George (MERO, 2021)

* maintaining and managing the integrity of natural systems (bio-
regional planning; consistent management of the linear coastal
system, protection of continuous sensitive-, hydrological
systems/assets);

* understanding the regional settlement hierarchy
and positioning of the major nodes and their sustainable growth
related to one another (including population and goods
movement; hierarchical provision of social/supportive services);

* spatial implications of economic interrelatedness of areas
(including tourism, accessibility, agriculture, economic focus and
catalytic initiatives etc.);

» disaster risk management (associated with alien invasive species
management, sustainable water use, fire risk mitigation, etc.);

* protection of cultural and scenic landscapes, routes and passes
as part of the protection of the unique sense of place of the
Southern Cape.
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2.3 Municipal Strategy and Planning

2.3.1 George Municipality: Vision, Mission, Motto and Values

George Municipality ascribes to the “Smart City” concept, to create a
future George that is safe, secure, environmentally green and efficient.

The “smart city” has three main pillars, which relate to the strategic
objective of the Municipality:

= Governance and management services: Good governance,
financial management, institutional transformation to the
support the City. Community leadership, policy and regulation
are the drivers for investment and growth

® Infrastructure: Physical infrastructure and Services and
development management, including reliable infrastructure
(engineering infrastructure, transport, energy, communications,
development infrastructure, technological innovation), is the
platform for smart development.

= Human and Social Services: economic development, safety and
security, and sustainable communities. Community- and social
infrastructure are an indispensable part of the smart city

Technology and innovation collaborations for best practice must be
supported. Sustainable services must improve the quality of life and
reduce financial, health and safety risks for all in George.

These approaches support the vision and mission of the City of George
must be translated into strategic objectives for the City, and each
strategic objective further dissected into key performance areas with
key performance indicators for the purposes of performance
management, monitoring and evaluation.
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VISION: A CITY OF OPPORTUNITY

Mission:
We are committed to being a caring, prosperous, innovative,
inclusive and liveable city that protects and improves quality of life
for all in sustainable and responsible manner.

Motto:
To serve a great city and all its people

Values:
» Respect, Empowerment and Worth
* Embracing Diversity and Inclusion
* Service Excellence
* Collaboration and Responsive ness
» Accountability, Integrity and Transparency

Besides fulfilling its constitutional mandate and complying with
applicable legislation, the IDP commits the Municipality to contribute to
the development objectives of national and provincial government, as
well as to Garden Route District Municipality’s agenda. The 2023 IDP
strategic Objective are aligned with the Medium-Term Strategic
Framework, the Western Cape Vision-inspired Priorities (2019-2024),
the National Priorities (2019-2024) and the Garden Route District
Municipality Strategic Objectives.

2.3.2 Integrated Development Plan

Eight Strategic goals support the strategy to achievement of the Vision
for George:

STRATEGIC OBJECTIVES: GOVERNANCE AND MANAGEMENT
= SO1: Good Governance: A capable and collaborative city

2 For Comment Nov. 2022




= SO 2: Financial Management: A financially sustainable city
= SO 3: Institutional Transformation: A responsive and able city

STRATEGIC OBJECTIVES: INFRASTRUCTURE
= SO 4: Physical Infrastructure and Services: A sustainable and
resourced city

= SO 5: Development Management: A spatially integrated and
inclusive city

STRATEGIC OBJECTIVES: HUMAN AND SOCIAL SERVICES
= SO 6: Safety and Security: A safe and resilient city
= SO 7: Economic Development: A prosperous city
= SO 8: Sustainable Communities: A caring and healthy city

Key Performance Area (KPA) categories were set to guide the
municipality in fulfilling the strategic objectives.

KPA 40 relates specifically to Spatial Planning and Strategic Integration.
The MSDF as a tool to create a smart, integrated and inclusive city and
enables the spatial application of the Key Performance Areas with spatial
implications.

2.3.3 Sector Strategies, Policies & Masterplans with Spatial
Implications

Various functional Sector/Master Plans have been completed, or is in
process of completion, as noted in
Table 2.

The alignment of these plans to the vision, strategies, policies and
proposals set out in this MSDF will be critical for the successful
implementation of the MSDF.
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SECTOR/ MASTER

PLAN (with implications

DATE
APPROVED

MSDF AND STRATEGIC ALIGNMENT

for spatial planning)
George Sustainable
Human Settlements Plan
(GSHSP 2022, Draft)

Adopted 2022

= Plan aligned with the MSDF 2019 and the City Area Spatial Budget. Implementation Plan
and portfolio of projects to be aligned with the MSF2023 proposals.

= Plan provided as input to the Garden Route Human Settlements Plan (In Process)

= The PHSHDA (Priority Human Settlements and Housing Development Areas) was noted
in the 2019MSDF and is still acknowledged.

= The MSDF 2019 and GSHSP 2022) provided input to the PHSHDA draft Implementation
Plan (2022)

= The proclaimed Restructuring Zone which informed the MSDF2019 remain applicable
and advised the GHSP.

Air Quality Management 2020 Air Quality plan is in final draft stage.
Plan (AQMP)
Disaster Management 2021 = The alignment of the George Disaster Management Plan with Western Cape Disaster

Plan

(In Process)

Management Centre is in process. Plan to be re-submitted to Council once finalised.

= The Disaster Management Plan (District and Municipal) to be aligned with the proposals
of the MSDF 2023.

= Climate Change adaptation and mitigation strategies available on provincial district level.

George Integrated Draft (2022) The Draft GIEGDS provided input to the MSDF2023 and vice versa.
Economic Growth and
Development Strategy
Water Services 2020 Base data with respect to urban structure (growth absorption within the MSDF2019 spatial
Development Plan (Update in concept) provided as input to the process to update the sector plan. The Sector Plan to
Water Services Master process) advise the phasing of implementation of development.
Plan
Pavement Management February 2020 Updated. The PMS to be aligned with the proposals of the MSDF 2023.
System
Storm Water Master Plan 2019/20 Base data with respect to urban structure (growth absorption within the MSDF2019 spatial
concept) provided as input to the process to update the sector plan. The Sector Plan to
Approved in advise the phasing of implementation of development.
portions
Extension
underway
Comprehensive Integrated | Review in Base data with respect to urban structure (growth absorption within the MSDF2019 spatial
Transport Plan (2014) and | process, concept) provided as input to the process to update the sector plan. The Sector Plan to

supported by

advise the phasing of implementation of development.
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and Adaptation Plan
(District)

SECTOR/ MASTER DATE MSDF AND STRATEGIC ALIGNMENT
PLAN (with implications APPROVED
for spatial planning)
George Roads Master Plan | Transportation
(2005) modelling
10. | Solid Waste 2014 Base data with respect to urban structure (growth absorption within the MSDF2019 spatial
Implementation Plan Review and concept) provided as input to the process to update the sector plan. Waste management
(Integrated Waste coordination infrastructure to be placed with consideration of long-term urban growth facilitation/direction.
Management Plan) with GRDM Plan
in process
11. | Electrical (Energy) Master | 2010 A revised master plan in line with the latest SDF is under way. The load forecast part of the
Plan and Implementation (Review in exercise has been completed.
Plans process)

12. | Energy Master Plan To be completed | Work on a master plan is under way. The CSIR has been appointed to research and propose
the ideal energy mix for George. There is also currently a request for proposals issued in
which possible solutions for George are invited.

13. | Infrastructure Growth Plan | 2010 = Base data with respect to urban structure (growth absorption within the MSDF2019
(Continual spatial concept) provided as input to the process to update the sector plan. The Sector
modelling) Plan to advise the phasing of implementation of development.

= Infrastructure growth planning is supported by a continuously updated/inter -active
modelling system.

14. | George Roads Master Plan | 2005 George Roads MP is included in the CITP that will be reviewed and updated (2019/20/21)
(Continual
modelling in
process)

15. | George Bulk Raw Water 2006 Last reviewed in 2007/08

Resource Study (Continual Infrastructure growth planning is supported by a continuously updated/inter -active modelling
modelling) system.
Review underway (2022/2023/2024)
16. | Street and Stormwater 2020 January 2020
Maintenance Plan Aligned to available budgets per financial year and divided across the municipal area to
perform maintenance on existing infrastructure.

17. | Cemetery Planning 2022 (In | A study is currently underway relating to cemetery planning (demand and provision
process) proposals).

18. | Climate Change Mitigation | 2014 Plan in process of updating — climate change adaptation and mitigation, as it relates to

spatial planning policy to be addressed (District/Provincial)

Table 2: Relevant George Municipal Sector Plans and MSDF Integration
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3 Status Quo Synthesis

A detailed Status Quo analysis of the George Area was completed, based
on input from various parties. The points noted below are some of the
pertinent aspects which impact on the spatial concept of George.

The Spatial Vision which informed the 2019MSDF is noted in Par. 4.

3.1 Informants to the Spatial Concept of George
3.1.1 The Natural and Rural Environment

The Greater George Area is made up of two distinctive landscapes — the
Garden Route and the Klein Karoo - divided by the Outeniqua Mountain
Range, which itself provides a dramatic backdrop to the area. The
mountain range is connected to a dramatic coastline through river
corridors. These corridors and estuaries, the diverse scenic landscapes
including indigenous forests and plantations on either side of the
mountain range and the mild climate, are assets that have, continue to
and can do more to support livelihoods and create well-being and
prosperity in George. The MSDF seeks to respect these two unique but
connected regions and their distinctive landscape elements that offer a
critical natural and economic resource base for the regional and local
economies.

At the scale of the George city area, its surrounding natural and rural
environment provides a distinctive frame for the city which gives the city
an identity by providing clear green edges and gateways supporting its
attraction as a place to live and work. At the same time, there are “green
fingers” or corridors linking the sea and the mountain, which pass
through the urban area providing ecosystem services, amenity and
opportunities for positive connections between different communities
of George. The MSDF seeks to balance urban growth needs with the
importance of protecting and rehabilitating the integrity of natural and
rural systems that are the basis for sustainable, resilient and high-quality
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settlement and economy in George and the marketing of George as a
“City of Opportunity”.

Although all areas of George, is considered to be “natural”, a distinction
is made between the urban green component and the rural natural area.
The delineation of these areas is important from a management
perspective and insofar as it impacts om the spatial configuration of
George and it guides land use management processes.

Various updated datasets (delineations and supportive policy/
strategies/ guidelines) were incorporated as informants to the George
Spatial Concept, including:
e Coastal access
e Coastal Erosion Risk Lines
e Coastal High-Water Mark
e Wave Run Up
e Coastal Protection Zone
e Coastal Management line (CML)
e Coastal Ecological Threat Status and Protection Level
e Estuarine Ecological Threat Status and Protection Level
e Major Rivers Ecological Threat Status and Protection Level
e Terrestrial Ecological Threat Status and Protection Level
e Wetland Ecological Threat Status and Protection Level
e Ecological Infrastructure Investment Framework
Strategic Water Resource Areas
Critical Biodiversity and Ecological Support Areas
Vegetation Maps
Hydrological features (1:50 000) and buffers
e Protected areas (statutory allocation) and related buffers
e Ridges and Ridgelines
e Slopes (areas steeper than 1:4) and aspect
e Visual and landscape characterization
e Priority Agricultural potential areas
In addition to the following section, also note Par. 3.2.5 and 4.3.1.
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3.1.1.1 Natural Areas

The most parts of the George Municipal area are considered to be
environmentally sensitive, and of heritage-, biodiversity and landscape
significance, in varying degrees, base data, from various authorities are
combined to identify areas where special conditions should apply to
protect the natural environment and ambiance or where the
environment is under specific threat.

The Coastal Management Line (CML) completed for the Eden District
(DEA&DP, July 2018, subsequent data update) takes into account coastal
risks such as long-term erosion trends, sea level rise and storm surges,
the littoral activity zone, sensitive coastal vegetation (provincial
conservation importance), areas of particular coastal quality and value
such as primary dune systems a steep coastal cliff, protected areas, flood
risk areas and estuarine functional zones around estuaries. The line
demarcates a zone along the shore seawards of which intensification of
development should not be allowed. (Coastal Management Lines for
Eden District (WC: DEA&DP).

A Development Setback Line (DSL) measured parallel with the CML,
which triggers environmental impact processes. Furthermore, a Coastal
Protection Zone (CPZ) includes all other features considered to form
part of the coastal zone, but not included in the CML and has a minimum
width of 100m from the high-water mark in urban areas and 1km in rural
areas, unless specifically delineated. The CPZ may relate to site and
context specific conditions to protect the environment and development
and development controls will apply as per EIA (NEMA) listing notices.
All three lines are included on the Municipal GIS, with reference to the
data source and the base documents, including the zone description and
guidance on development controls.

Risk Zones (50year erosion risk line (built up areas), the 100-year erosion

risk line (rural areas), areas below the 10m asml contour around
estuaries and littoral active zones may require specific development
parameters to mitigate risk. Map extracts of Herolds Bay, Wilderness,
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Victoria Bay are included in Map 3.Map 3: CML, CPZ, DSL: Herolds Bay,
Wilderness, Victoria Bay
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Map 3: CML, CPZ, DSL: Herolds Bay, Wilderness, Victoria Bay

Another legislated dataset relating to environmental protection include
areas of Critical Biodiversity and Ecological support areas (Cape Nature,
2017, updated data). These areas are shown on the Map 4 included.
Base data and supporting document links are included on the Municipal
GIS system.

The loss and degradation of South Africa’s biodiversity has serious
implications for society and the economy. Natural ecosystems provide
many essential services, such as the provision of clean water and air,
prevention of soil erosion, pollination of crops, provision of medicinal
plants, nutrient cycling, and provision of food and shelter, as well as
meeting spiritual, cultural, aesthetic and recreational needs. Large
portions of the country’s economy are heavily dependent on
biodiversity.
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3.1.1.2 Water Resources

Strategic Water Source Areas (SWSAs) are areas, such as mountain
catchments, which produce disproportionately greater volumes of water
per unit area than other areas that both supply a high volume of surface
water and groundwater recharge. The majority of the areas/catchments
of George are under the custodianship of water authorities. Regulated
water use, in urban- and agricultural areas, is of the utmost importance
for long term resilience.

The Garden Route dam considered the main water storage vessel for the
majority of the residents in the George City area (including Wilderness).
The area to the north of the Garden route dam is vital in terms of its
potential impact on the dam as it connects the catchment that
contributed to the water supply held in the dam. The biodiversity in this
catchment serves as natural filter, contributing to good quality water,
and there for the conservation of this area as a critical natural buffer for
water provision is paramount. This buffer of indigenous vegetation along
the northern urban edge is an important area for the health of the rivers
and water corridors, connecting mountain to coast and flowing through
George. They contain wetlands and seeps which are vital to the overall
health of the rivers.

The watercourses in the Garden Route landscape flow from the
Outeniqua Mountains, over the narrow coastal plain, to form narrow
estuaries at the mouth to the Indian Ocean and in drainage systems
along the Langkloof. The habitat provides refuge to biota during times of
environmental stress and is an important corridor between the
Outeniqua Mountains and the ocean and within the basin formed by the
Outeniqua- and Swartberg mountain ranges. The river network provides
a link between upstream and downstream biological functioning. The
larger rivers are typically perennial, as they are fed by precipitation and
surface runoff during the winter rainfall season and supplemented by
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mountain seeps during the lower rainfall periods. As the rivers reach the
mountain foothills, the valleys broaden and the slope decreases,
providing conditions favourable for the formation of wetland habitat.

Data available on the municipal GIS system illustrates the interrelated
hydrological system of the greater George area.

The threatened status of main rivers/waterbodies were categorized by
SANBI. The Gwaing- Touws-, Serpentine-, Wolwe River and Lakes system
as being critically endangered are in rural and semi-rural areas.
Development conditions to mitigate impact and/or rehabilitation
interventions must be included in Environmental Management
Agreements.

A number of these rivers, and associated wetland habitat, traverse the
urban area and provide the community with valuable ecosystem services
(such as biodiversity support, connectivity, storm water management,
regulating the heat island effect, nutrient and toxicant removal,
recreation and aesthetics). Map 6 illustrates the main watercourses
through the George Urban area (2019). In addition, hydrological lines
and buffers (see GIS information) are mapped within the City area and
also impacts development planning. A healthy functional hydrological
system ad to water security.
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Map 6: Watercourses in the George City Area

The wetlands north of the urban edge are large, healthy systems that
provide George with scenic beauty, biodiversity, flood attenuation (for
property downstream), carbon storage (due to the presence of peat),
erosion control (e.g., from mountain sediments after fire), and water
recharge, amongst many other services. They need to be strictly
managed and conserved for the benefit of the town and to mitigate
potential risks arising from climate change. Currently most of these
wetlands are located in the protected area of George. Certain areas are
located in the Terrestrial Environmental Support Areas as well as areas
for restoring from development and plantations. It is unfortunate that
these systems become progressively degraded downstream. Any
development within this northern area is likely to compromise these
wetlands at a cost to greater society. There is an opportunity to prevent
urban encroachment into this area, and prioritise it for conservation
efforts, whilst maintaining the light recreational use it currently
experiences.
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Watercourses are set apart from many other ecosystem types by the
degree to which they integrate with and are influenced by the
surrounding landscape, or catchment. They are particularly vulnerable
to human activities and these activities can often result in irreversible
damage or longer term, cumulative changes. The principle that the
protection of the environmental features, such as watercourses relates
not only to the delineation of the feature and the protection of the
delineated component, but much wider to the protection of the
ecological infrastructure to support such systems. Stormwater
management (outside delineated environmental zones) is, for instance,
of crucial importance.

To facilitate a process to protect river (and all hydrological lines) courses
and retain the integrity of these ecological systems, a 40m buffer has
been applied to all primary rivers in George Municipality and a 32m
buffer has been applied to all other rivers. This buffer seeks to guide the
protection of these sensitive river ecosystems, by alerting all parties to
ensure special consideration in development decisions. This specifically
applies to rivers and wetlands, including floodplain wetlands, which are
inherently resilient systems which are physically and ecologically
adapted to their water flow regimes. Riparian vegetation is resistant to
floods and can absorb and dissipate flood water energy that reduces the
level of damage to these systems, adjacent land and infrastructure. River
systems also purify water by assimilation or decomposition of pollutants.

Historic surface disturbance masks the interconnected stormwater and
hydrological network (features/systems/elements) of George and
undermine the ecological infrastructure of the area. In order to
counteract indiscriminate land use practices, all hydrological lines and
indicative buffers have been mapped (GM: GIS Base).
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These lines and buffers will not only influence land use and design
evaluation but will specifically advise storm-water management within
the urban area. The retention of this system (together with other
ecological infrastructure) is especially challenging in agriculture and rural
areas and base data will be used (aerial photos etc) to monitor the
protection of the system by the various responsible environmental- and
agriculture authorities. The intent is to protect ecological functioning on
a wider area basis by protecting the ecological elements on a site-by-site
basis. The whole is more than the sum of the parts. Mitigation of impact
as a result of land use (rural and urban) and management practises must
be applied in all areas, but specifically in these areas. (Wetland- and
estuary management are also referred to in the section dealing with
priority natural areas).

Urbanization within and around the catchment areas is resulting in
storm water runoff becoming increasingly recognised as a threat to
freshwater biodiversity not only because of the increased hydrological
disturbance and habitat loss, but also because of an increased delivery
of pollutants to rivers. The encroachment of roads and development
onto floodplains and wetlands can dramatically alter the flow rates,
water quality and sediment regimes of watercourses. The greater the
extent of hardened surfaces (e.g., roofs, parking lots etc.), the lower the
infiltration of storm water and therefore the greater the surface runoff
and increase in flood peaks.

A change in water distribution generally results in altered wetness
regimes, which in turn affect the biophysical processes and the
vegetation patterns. The transformed land surface will promote
increased volumes and velocities of storm water runoff, which can be
detrimental to the rivers receiving concentrated flows from the area and
cause damage to ecological (and engineering) infrastructure. Increased
volumes and velocities of storm water draining from the area and
discharging into the rivers can alter the natural ecology, increasing the
risk of erosion and channel incision/scouring. The watercourses of
George have all been affected by this to varying degrees. Evaluation of
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land development proposals (including infrastructure) must require
sufficient attention is given to stormwater management through the
Sustainable Urban Drainage System principles which relate to water
attenuation rather than channelling. The Storm-Water Management
Plan were developed for about 80% of the rural areas of George, master
plans out the remaining areas are being developed over the next 3 years.
The Stormwater Maintenance Management Plan is developed per
financial year for continuous maintenance to existing stormwater
infrastructure. Each development proposal must illustrate that there is
no addition to peak/cumulative run-off to be channelled into river
courses without attenuation/management on each property. Water
should be slowed to infiltrate and not channelled to specific points with
no treatment, to avoid damage (pollution, erosion) as it enters the
natural system or the larger stormwater system.

The pollution of water resources is prohibited by various sets of
legislation (NEMA, Municipal Bylaws) and mechanisms exist to address
infringements.

3.1.1.3 Green Systems in Urban Areas

In support of the protection of the ecological functioning of the
watercourses which run through the urban area (described above) and
the SUDS approach to storm water management, an integrated Open
Space System is promoted to positively build a respectful relationship
between people and the natural systems on which they depend,
specifically in the urban areas. An updated, phased Stormwater
Management Plan is underway, which will be a principal informant to
the Open Space System, subsequent land use/management allocation
and an Environmental Management Plan.

Furthermore development (existing and new) within the urban area
should actively implement urban greening, not only to contribute to the
quality of the environment and a ‘green sense of place’ congruent to the
main town in the Garden Route but also as it contributes to regulating
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the heat island effect and related air quality management. l.e., urban
greening should be a condition imposed on all development (private and
public realm; existing and new) as it will enhance the sense of place in
areas presently dominated by cars and poor-quality streetscapes and
will prevent the degradation of the quality of other areas. Use of fruit
and/or indigenous trees/shrubs is to be promoted.

The” green lungs” in the urban area are delineated (principal)
hydrological buffers, (see Map 6) and must be re-instated (where
required), protected and integrated in planning that promotes active use
and functional identity (affected areas and adjacent). The design of
functional and active open space in developments should be integrated
with adjacent land uses and natural open spaces.

3.1.1.4 Rural: Agriculture and Natural areas

The non-urban areas of George are under continual threat of
development and degradation, albeit in a small, incremental manner.
Clear distinction is to be made between various categories of land
outside of the urban edges. Whether these properties are legally
referred to as farm portions (i.e., the legal registration category) or erven
and whether these properties are zoned for agriculture, open space or
other appropriate purpose reconcilable with the rural landscape. The
positions of the property within the context of the urban areas, natural
areas, conservation areas and arable areas should guide the permitted
land use, within the allocated zoning. Broad non-urban land categories
(uses as defined in the George Integrated Zoning Scheme Bylaw, 2017),
include:

e Small holding areas delineated in terms of the LSDF’s (specifically,
historic allocated areas only, zoned “Agriculture Zone 11”).

e Natural areas (environmentally sensitive areas (CBA, ESA),
continuous environmental corridors, coastal areas, protected areas
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and related buffers) (various zonings apply to natural areas, including
Open Space Zones | to Il, Agriculture, etc).

e Agriculture land and agri-industry opportunity areas.

o Utility areas.

e Tourism related use, within strict guidelines and subject to
conservancy agreements and/or environmental management plans,
as applicable.

e Rural nodes and hamlets are noted in 4.3.2.

The principle that, although legally registered as a farm portion, not all
properties can be used for extensive farming/rural living purposes, as
defined in the Rural Development Guidelines, must be considered in
approval of rezonings/consents, departures. The protection of certain
environmental areas cannot be compromised. The worth of the natural
area, as an asset to George, must be conserved. The current threat is
“death by a thousand cuts”, given the number of subdivision/alternative
use/new access applications submitted.

Various interrelated, updated datasets are considered in the MSDF and
should, consequently, apply to the evaluation of land development
evaluation. Par. 3.1.1 has reference.

All development will be subject to NEMA guidelines and procedures,
OSCA/E, and other environmental processes as may be demanded in
terms of applicable by-laws. The systematic eroding of George’s natural
assets and ecological functioning of the areas and sub areas is a risk that
must be prevented and mitigated.

Land uses in rural areas are governed by the George Integrated Zoning
Scheme Bylaw, 2017 (and updated versions) as read with the WC: Rural
Development Guidelines.

The WC Department of Agriculture has rated all areas of George, except

a few natural (steep/biodiversity/hydrology) areas as relatively high
potential agricultural land (high within the Western Cape context), as per
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their multi-layer, technical data set weighting. The argument that land,
outside the urban edge is not suitable for agriculture and should
therefore be used for pockets of urban/tourism/business use, is thus
moot.

The recognition of and support for agriculture, as an economic sector, is
noted in the discussion of the spatial concept of George (See Par. 4.3)
The protection of arable and pasture land in the interest of food security,
economic growth (agriculture and upstream economic development)
and job creation must be balanced with factors such as:

e Agriculture footprint (% of area used) and impact on the protection
of natural/heritage areas and natural systems (corridors, water
security, etc) to be rationalized.

e Agricultural use should not negatively impact the rural character of
rural areas. This may include mitigation of visual impact and light
pollution, assessment of the impact of agri-processing
infrastructure, netting, lighting, fencing etc.

e Just as densification and compact development is an approach to
be followed to limit the fiscal impact of urban development, to
support sustainable development and inclusivity in the
opportunities offered and to compel integrated/shared access to
opportunities, similar outcomes should be sought in the agricultural
sector.

e George’s growth absorption capacity is focussed within a defined
urban edge. Expansion over the longer term will require facilitation
of targeted (urban concept supported) urban expansion and a
balanced consideration of the percentage of the population that
will benefit from a socio-economic perspective. This consideration
should be key in considerations informing the delineation/
proclamation of agriculture areas, as such renders urban expansion
near impossible.

e The natural systems (primary, secondary and localized) found in
agriculture areas are often degraded in parts and must be
reinstated to assist water security and restore ecological
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functioning to ensure adaptation to impacts of climate change and
the continued sustainable functioning of the rural assets.

Subdivision of farmland should be approached with absolute caution,
especially where it presents the risk of significantly compromising the
agricultural potential of the land. In principle the subdivision of farmland
is not supported.

Agri-processing is enabled on all land parcels in the Agriculture Zone
(sans natural areas) via the provisions of the Zoning Scheme Bylaw.

The Department of Rural Development and Land Reform (DRDLR),
through its Comprehensive Rural Development Programme, (CRDP:
adopted Aug2009) and subsequent Sector Plans is focussed on enabling
rural communities to take control of their livelihood and aims to deal
with rural poverty. The Agri-Park Programme, Agri-Park Master Plans
(2016/17), District Rural Development Plans (2015/16&2016/17) and
Farmer Production Support Units are noted as important components of
the rural landscape in George. Farmer support and alternative(joint) land
ownership models demands further investigation.

3.1.1.5 Climate

Climate: George is typified by a mild maritime Mediterranean climate
with mild to cold winters and moderately hot summers. It has relatively
high rainfall, usually occurring in the winter months.

Climate change is predicted to aggravate temperature extremes and
rainfall variability while decreasing the total average rainfall in the west
of South Africa. The effect of climate change impacts on George is
anticipated to be of a less extreme nature, compared to many other
municipal areas. Nonetheless specific attention is afforded to the
predicted impacts of climate change on the natural environment and
how it may affect communities and the economy. Rising sea levels,
shifting ecosystems, changing conditions for agriculture, irreversible
coastal erosion, extreme storm events, flooding and fire are specific
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threats to be mitigated in the spatial- and land use management.
Adaptation and mitigation are the responsibility of all users, residents
and decision makers.

Adaptation and mitigation are required to safeguard the environment,
infrastructure and the community of George. Climate change risk lines
have been included in the data received from Provincial authorities and
included on the Municipal GIS (Public Viewer). Climate change
adaptation is proposed in the Garden Route District Climate Change
Adaptation Plan (2014, Summary Report 2019), the WC Provincial
Biodiversity Strategy and Action Plan (PBSAP 2016) and the Western
Cape Climate Change Strategy apply. Mitigation of risk associated with
climate change, where it has a spatial implication, is noted in the
discussion of the Spatial Concept.

3.1.1.6 Geology, Topographic and Landscape Characteristic

A large part of the George geographical area is endowed with the
Outeniqua Mountains, hilly topography divided by valleys and
topographical low points. The topography correlates, in many instances,
with the ecological systems found in the George area and is animportant
spatial structuring element which demands consideration when
contemplating the urban form. Very few large, contiguous areas of
relatively flat topography exist. The ‘divide’ created by mountain ranges
creates diversified climatic zones and separated areas to be managed
from a spatial and land use perspective.

Protection of the coastline and mountain slopes from ad-hoc
development, compromising the visual beauty of the George Municipal
Area, is a continual challenge. Similarly, the protection of areas of rural
landscape character (natural vs agriculture) must be enforced to benefit
the community and economy of George as a whole. The rehabilitation
and preservation of scenic- and natural vistas should be promoted.
Development and land use (including tourism/ residential/ agri-
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processing/ agriculture) that incur high visual impact in non-urban areas
should be prevented by mitigating such impacts via area/site-specific
measures. The protection of the rural/natural character of the area is
crucial to preserving the very essence of the ‘Garden Route’ of which
George is essentially a centre piece.

Ridgelines were identified and mapped (2013) and are used to evaluate
visual impact in scenic areas when planning applications are reviewed.
In principle, no development above 280m contour should be supported.

The geology, soils and soil depth were considered a base dataset to
advise the agriculture potential of the various areas (WC: DoA).
Soil erodibility is a risk.

Areas with a slope greater than 1:4 (25%) have been delineated (GIS
Viewer) and no development will be allowed in these areas. The
developable area of any site should be of sufficient size to accommodate
the required use and utilities demanded by the rights, such as access,
manoeuvring space, outbuildings, fire risk mitigation, storm water
management measures etc., without encroaching on the steep (1:4)
areas or disturbing such slopes. Additional access provision to
development footprint over sensitive areas and areas of steep slope is
not supported.

The following Map includes a Map extract of the Wilderness area and

provides an indication of the data available, with respect to topography,
to be used in the evaluation of development.
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3.1.2 The Built Environment: Human Settlements

The George municipal area includes a hierarchy of settlements (see Map 8).

SETTLEME FUNCTION / ROLE SETTLEMENT IN
NT TYPE THE GREATER
GEORGE AREA
Regional Main urban centre in terms of George City
Develop- location of new housing, jobs, Area
ment services and facilities with a focus
Anchor on development and densification.
(Services The centre hosts main health,
Centre) education, cultural facilities as well
as government services. As an
economic hub it contains industry,
services sector and Innovative
business environments.
Significant regional commercial,
service and administrative centre,
industrial node, and transport and
logistics hub: an emerging
“regional” city with well-integrated
residential and higher order activity
centres.
Secondary | Urban centres with a special Uniondale (Rural
Service function (often tourism related) as Settlement and
Centre well as a role in terms of servicing Service centre)
(District the surrounding areas and Wilderness
town) containing a mix of economic (Coastal
activities and services. residential,
tourism, and
local business
node, recreation
area.)
Small Urban area with a dominant rural Haarlem
(rural) character, a limited and mostly
town singular economic base (e.qg.,
tourism, agricultural services) and
functions as a service centre to its
broader environs.
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SETTLEME

FUNCTION / ROLE

SETTLEMENT IN

NT TYPE THE GREATER
GEORGE AREA

Rural / A rural or recreational nodal point Herolds Bay and

Tourism characterised by community surrounding

Settlement | functions as well as a state of (existing) estates
permanence (settled population). Victoria Bay
Such settlements function as agri- Touwsranten
service centres, tourism centres, Hoekwil
educational centres, individually or | Kleinkrantz
providing a combination thereof. Le Grand

In addition to the abovementioned settlement areas, there are low

residential density areas, including:

resident population/ settlement.

Small Low density rural living, with Victoria Bay SH
Holdings agriculture component. (Small Uniondale SH
Holdings areas noted in relevant Haarlem SH
LSDF) Victoria
Hights/Bay SH
Wilderness
Heights SH
Rondevlei SH
Onder- and Bo-
Langvlei SH
Pacaltsdorp
south SH
Blanco SH
Hoekwil SH
Farms Agricultural and natural use with
(registered | very low-density residential
as farm settlement
portions)
Within the rural areas identified hamlets/rural places are localities
where rural support services are located.
Rural Minor local service points or places | Avontuur
Place of gathering e.qg., school, church, Noll
(Hamlet) rural shop, transport node (bus Herold (incl
stop, railway station), usually Campher)
having no, or relatively limited De Vlugt

reference poi

nts only)

Minor Rural Places in the Greater George Area (mostly locality
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SETTLEME
NT TYPE

Minor
Rural
Place

FUNCTION / ROLE

Railway siding

Railway Station
Railway Station
Railway Station

SETTLEMENT IN
THE GREATER
GEORGE AREA

Rooiloop

Snyberg

Barandas

Toorwater

Church/ Convent Nietgenaamd
Agri-area Roairivier
Agri-area Eseljacht
Agri-area Ongelegen
Agri-area Molenrivier
Agri-area Eensaamheid
Agri-area Geelhoutboom
Agri-area Hoogekraal
Agri-area Sinksabrug
Agri-area Waboomskraal

Table 3: Settlement Hierarchy
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The settlement footprint of the city area shows a compact form with
residential neighbourhoods linked with a network of roads to the
central/CBD area, the central industrial area and the hinterland.

From a housing perspective the built environment includes a variety of
housing typologies (houses, flats, townhouses, etc.) The southern City
area includes dense urban fabric (See Par 3.2.2) market. The George
Sustainable Human Settlements Plan (draft 2022) shows that the current
subsidized housing pipeline (in process and committed projects) falls
within the George City area, district- and small towns, rural/tourism
settlements. Expect for Blanco, the GSP (Government Subsidised
housing Projects) is located within the PHSHDA (Proclaimed Priority
Human Settlements and Housing Development Area) within the City
area. Refer to Map 9. The proclaimed Restructuring Zone (See Map 9)
guides the spatial targeting of social housing projects and is included in
the PHSHDA.

Several land portions are under investigation as possible future housing
projects (public and private) for a variety of typologies and income
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levels, in addition to the projects identified for subsidy housing. The bulk
of the current/short-medium term delivery will we accommodated on
Erf 325, Pacaltsdorp along the western boundary of Pacaltsdorp.
Delivery will also be supported through the in-situ/infill housing projects.
Also refer to Par. 3.2.2.

The Draft George SHSP (2022) summarizes the yield as follows:

e 9 (nine) active projects (five of which are in the PHSHDA):
o Expected (listed) 5 545 opportunities (serviced sites and housing
units). (Maximum number of opportunities — 6 714);
= Note that the units in secondary settlements/rural areas do
not fall within the PHSHDA;
= Projects include UISP, IRDP, FLISP and ePIP projects.

e Pipeline Projects are planned to produce between 15 706 and 20 349
housing opportunities, depending on the outcome of feasibility
investigations and due process. Formalization of in-situ informal
areas and new investigation sites are to be added.
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3.1.3 The Socio-Economic Environment

The Spatial Concept of George relates to an interconnected system of
Settlements and Nodes, with supporting infrastructure networks. Such
system and networks are noted in Par. 4.3.2.

The municipal area includes 27 primary schools, 15 secondary schools, 2
tertiary institution and other training facilities, 34 halls, 36 health
facilities, 7 police stations and 6 fire stations (one under construction).
These facilities, amongst other social supportive facilities) were spatially
located, standards are applied (WC Guidelines and CSIR standards) as
per the population projections (current population figures and
estimated growth absorption potential) per Functional Area.

The following needs are projected, based on the analysis performed:

i.  shortfall of 4 primary schools as per the 2021 requirements and a
projected shortfall of 8 schools based on the anticipated figures
for 2031;

ii. a shortage of 2 secondary schools based on the 2021
requirements and a projected shortfall of 4 secondary based on
the anticipated figures for 2031;

There is overprovision in some functional areas which contributes to
distortion of the data and misrepresentation of the needs.

i.  spatial analysis indicates a need for additional primary- and
secondary schools in Pacaltsdorp, Themablethu, Bodorp
Rosemoor and Ballotsview;

ii.  suitable zoned, vacant properties are available in some areas,
whilst availability of public transport may motivate the use of
existing, well-located school sites as mega-schools, promoting
more efficient use of under-utilised property. Improved and
optimised utilization of available facilities has been noted as an
approach of the WC Department of Education to meet the
demand and such intensification of social use is supported.

40|George Spatial Development Framework 2023: Draft

The demand and impact of tertiary education facilities are measured
based on its impact on a regional basis, as they serve the population
beyond its immediate environment. Similarly, halls, health facilities and
emergency services are not provided on a neighbourhood/ward level,
but rather serving larger/functional areas. The distribution of all facilities
has been depicted spatially (see Map 10: Social Facilities (state owned)).
The analysis of available information indicate that a sufficient number of
health facilities and community halls are provided for the greater George
area as a whole and will satisfy the requirements for both the 2021 and
2031 projections, if such facilities are optimally used. It is worth noting
that calculation of shortfall was restricted to government owned social
facilities and exclude all private owned social facilities/services.
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3.1.4 Spatial Budget

The spatial budget seeks to quantify opportunities available for potential
residential, business and industrial development and expansion within
the current urban edge. The spatial budget is divided into four main
categories namely:

= Remaining opportunities (in fill and in progress projects);
= Approved projects, but with no top structures;

= Proposed projects in technical process; and

= |dentified vacant properties, still to be investigated.

With reference to the attached table and map (see Annexure 4), the data
is illustrated according to the four categories. Remaining opportunities
relate to vacant residential properties identified within existing
developments from aerial counts from the 2022 imagery and are
included in the spatial budget. Yield estimates for approved and
proposed developments are based on site development plans submitted
to the Municipality. Yield calculations on vacant properties are based on
the distances to public transport corridors and nodes and are
conservatively calculated at 80, 60, 45 and 25 dwelling units per hectare,
depending on the locality of the sites.

From the table, summarising the spatial budget, it illustrates that:

i. a total of or 29.5ha (294 938.17m?) of business area is still
available in the George city area. This area includes current
vacant erven, approved and proposed;

a. Proposed business development in the vicinity of the
western node includes approximately 33.4ha (333
579,27m?2) of future opportunity;

ii. an approximate total of 13.2ha (132 339.97m?) of industrial
property is currently vacant within the urban edge;

a. proposed development will yield approximately 16.4ha
(163 852.05m?) in the existing George Industrial area
together with a further 96.7ha (967 248.12m?) in the
vicinity of the Gwayang utility area.
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iii. residential opportunities for the remaining, approved and
proposed areas include a total of 13 473 opportunities in the
private and public sector (538ha at an average density of
25u/ha);

a. scattered vacant sites measure approximately 485,2ha and
at the above-mentioned densities could potentially yield a
total of 25 931 residential opportunities.

Note again, that a number of the vacant land portions should be
allocated to socio-economic and support functions. These calculations
are subject to yield following due process and availability of land (public
and private). Factors such environmental, cultural, agricultural and other
land use may change the opportunity estimates.

To realize the residential potential of infill housing sites, in balance with
the demand for open-space and socio-economic support facilities, an
integrated human settlements approach must be followed (graded
densities/income, mixed use).
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3.2 Key Aspects Considered in the Amendment of the MSDF

3.2.1 Spatial Configuration: Settlement and Population
Dispersion

The settlement locality and hierarchy within the George Municipal area
is described in Par. 3.1.2.

Approximately 82% of the population of George resides in the George
City area. The residential density dispersion within the city area is
illustrated in Map 11, which relates to statistics as per census projections
(DSD) and municipal survey data. Although all areas show a degree of
residential densification since 2016, the functional areas in the George
City Area currently comprises disparate urban areas, and has the
following spatial characteristics:

Year 2021

George Rural

Blanco)

£ George CBD

O

= Industia

e A Tt
———— > / o N’
PR 1 > \
¥ =< xaaibosch ) -’ <
\ St BoAnsion’ <oy B
s "4 Area ¢ [
e P
o AT
LS
=2 - Layer
‘f_,g;:;,___—,-(( Total HH 2021
gt [ 12250-2636
¢
[ 12637-4514
[ 4515-6113
B s114-9151
W 5152- 12699

f B 12700 - 30221

Map 11: George City Area: Population Density 2021
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e An “old” town, relatively well off in terms of access to opportunity,
commercial activity and public facilities.

e The space economy is concentrated in a triangle of opportunity
comprising of the existing CBD Business node, the Kraaibosch / Blue
Mountain Commercial Node, and the Pacaltsdorp Industrial Node
(See Map 12).

Legend
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|:| Urban Edge 2019
Land Use

Commercial
Kraaibosch Community
Residenticl
Industrial
Open $pace

Thembalethu

e YNODAL HERARCHY
% e 4 : Primary Node
4 3.0 : secondary Mode
D Industrial Node

D Airport Support Area

T Kometers
005 1 2 3 4

Map 12: The Existing (2021) Spatial Structure of the George City Area: Land Use Zoning,
Nodal Activity Centres and Primary Movement Network

e More deprived areas encircle the George CBD to the south and

south-east, mostly serving as dormant neighbourhoods with little
economic opportunities, namely:

o  The older settlements of Blanco and Pacaltsdorp.

o George Southeast (north of the N2).

o  Thembalethu.
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e The central and southern suburbs of the city area include a
significant component of informal dwellings (see backyard
dwellings and informal settlements depicted in Map 13). These
areas accommodate the majority of the residents of George in a
very dense urban environment.
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Map 13: Informal Settlements & Backyard dwelling: George City Area

e The N2 and industrial area forms a major barrier between less
privileged neighbourhoods in the south and better resourced
neighbourhoods in the north, northeast and northwest.

e There has been a significant uptake of opportunities in
estate/security type development, catering for urban based,
affluent residents in developments such as Welgelegen, Kraaibosch,
Kingswood, Blue Mountain, etc.

e  Economic activity is generally contained in areas (nodes and
corridors) as per the 2019MSDF, except for the lower income areas,
where finer grain, dispersed economic activity is detected and the
nodal areas have not yet developed to its full potential.
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e  Asignificant uptake in industrial land has been detected.

The rural areas (all areas outside the urban development boundaries) of
George contain mostly agriculture and natural areas. The nodal areas
within the rural George are noted in Par3.1.2. Several areas of
smallholdings were historically demarcated. These areas are shown in
applicable Local Spatial Development Framework.

3.2.2 Population Growth, Housing Demand and Growth
Absorption

Table 4 sets out the population growth projections for George
Municipality between 2019 and 2035, setting out a lower-bound and
upper-bound population projections, derived from the DSD MYPE (2020)
and GTI (2019) datasets. It should be noted that whilst the difference
between the upper and lower bound projections for any year is between
10 000 and 12 000 people, that the quantum of growth expected
between 2019 and 2035 is the same in both scenario’s: 40 066 in the

lower bound scenario, 42 104 in the upper-bound scenario:

Paopulation Projection 2019| 2020| 2021| 2022 2023|2024| 2025| 2026| 2027|2028| 2029/ 2030(2031(2032| 2033 | 2034| 2035
Lower-bound George
Municipality Population
Projection (derived from
GTl data)

Upper-bound George
Municipality Population
Projection (DSD MYPE
2020 derived)

205814
208653
210872
213644
216239
218852
221377
223614
226223
228891
231600
234407
235912
238377
240878
243397
245880

216200
219181
221550
224430
227208
229922
232562
234920
237655
240443
243295
246210
247814
250427
253043
255672
258304

Table 4: Lower & Upper bound population growth projections for George Municipality,
2019 to 2035

a) George Municipality’s population is projected to grow by
approximately 16% over the 14-year period between 2021 and
2035: from 210 872 / 221 550 (lower / upper estimate) in 2021
to 245 880 / 258 304 (lower / upper estimate) in 2035;

b) This growth is an added 35 008 to 36 754 people between 2021
and 2035, at an average annual growth rate of 1.1% growth per
annum;
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These projections are based on statistical (factored) increases calculated
on the 2011 and 2016 Stats SA figures. The development footprint of
George has been managed successfully, by upholding the spatial
strategies and policies which favours compact, integrated development
form. The George City area has seen significant infill development
(formal (See Map 15) and informal (See Map 13)), through uptake of
latent rights and densification in the past seven years.

One of the key questions asked during the MSDF Review and
Amendment process was whether the current population and the
expected population growth can be accommodated within the spatial
framework of George. This is contemplated with due regard for the
population currently housed in both formal and informal
accommodation.

Whilst the population of the rural nodes is not expected to increase
significantly and growth absorption within the urban edges of the rural
settlements noted in the 2019MSDF is anticipated, there will be pressure
on the George City area to absorb the housing backlog, future population
growth as well as the socio-economic- and services infrastructure
requirements associated with the projected population.

See Map 11 including Ballotsview, Blanco, Bo-dorp, George CBD,
George Industria, Heatherlands, Kraaibosch, Pacaltsdorp, Rosemoor,
Kraaibosch South Expansion Area (including various wards).

HH2021 (official HH 2035 (official Expected household absorption
SAL data) SAL data). Estimates (2035)*
69 663 85378 101 106
Demand Supply

Table 5: The number of households (Current and estimated by 2035) for the George
City Area and expected residential absorption

* Spatial Budget calculation based on the city area as per the MSDF, 2019
Urban edge (Annexure 4 has reference) illustrate that growth of
population (as per projections) cannot necessarily be absorbed in the
local area where population currently reside.
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Formal growth absorption, i.e., housing, services and facility planning
must make provision for formally and informally settled families. The
accommodation of approximately 16 000 backyard families (2022 counts
in process) and 18 000 families on the housing waiting list (2021),
currently residing in the City area in informal structures, relates not only
to housing (rental/GSP) but also to creating dignified living conditions,
public realm, public transport connectivity (implemented) and access to
socio-economic facilities, opportunities and services.

Based on desktop calculations, with general densification assumptions,
residential growth can be absorbed within the existing, MSDF 2019
urban edge, over the next 10 years. Only properties included in the
updated Spatial Budget (Annexure 4) were included in calculations, with
a densification factor applied to the CBD, Pacaltsdorp and the
densification zones. Evidence of the fine grain densification of,
specifically Pacaltsdorp and the CBD is already evident in applications
received for higher density development, including flats, townhouses
and second dwellings.

Informal densification (backyard dwellings and informal settlements to
be upgraded within the existing urban fabric form part of the
densification trend. The basis for projected residential absorption
calculation was:

= Properties must be located within the intensification and
densification zones;

= properties that are currently vacant, without a development
proposal or number of erven have been conservatively
calculated at 80u/ha for the first 150m from primary transport
corridors, 60u/ha from 151m to 350m from primary transport
corridors and 45 u/ha form 351m to 500
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An analysis of the space available for residential development within the
current spatial structure of George (rural and urban) was performed
(Land cover datasets and Spatial Budget update). The areas considered
in the spatial budget and the absorption data related to these areas is
included in Annexure 4.

The residential growth absorption analysis and the spatial implications
thereof, reflect:

e The vast majority of the population of George is settled in the city
area.

e Building Plan approval data (yellow areas on Map 15 and interval
aerial photography illustrate that, in the past five years there has
been significant construction within the city area. Building Plan
approval within estates in various parts of George is noticeable,
providing an indication of the demand trend.
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There is increasing pressure for growth absorption in the George
City area.

There is a significant increase (2016-2021) in population
(households) in specific urban areas such as Thembalethu,
Kraaibosch, Pacaltsdorp and Ballotsview functional areas, although
residential growth (densification/uptake) is noticeable in all
functional areas.

A housing demand (backlog and projected population growth) of
approximately 33 000 units is estimated for the period 2021 to
2031, which includes the housing waiting list data (backlog) and
projected household growth figures (DSD data).

On a calculation basis, there is sufficient area available in the City
Area to absorb 82-90% of the formal demand for residential units
(backlog and growth) in the next 10 years at graded densities that
support a compact urban form.

There is sufficient space available within demarcated development
areas to accommodate residential growth envisaged in rural nodes.
Housing Market Studies, undertaken by DEA&DP confirm that the
vast majority of registered properties area within the George City
area (See Figure 8), with the majority of the entry level properties
located in Thembalethu and south of the industrial zone, luxury
market properties to the north and with Pacaltsdorp indicated as
the area where the most conventional market properties are
located.
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Map 15: Building Plan Approvals: George City Area

46|George Spatial Development Framework 2023: Draft 2 For Comment Nov. 2022



De Rust

o
(341
Dysselsdorj
Oudtshoorn oY P >
e Uniondale
: Geor.\lU
5 ¢ ®
o ;
Kingswoo: o % e o *
The SP Sedgefield Keurboomstrand
4 : Knysna gy Plettenbérg

Market segmentation

e The entry market — properties worth R300 000 or less

e The affordable market — properties worth R300 000 — R600 000

. — properties worth R900 000 to R1.2 million

o The luxury market — properties worth more than R1.2 million (Source CAFF-WC
DEA&DP: 2022)
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Number of properties by tenure type Freehold Feehol Edate SectonaTite
R way PSS wetten | (SO0 memter | S e
properties properties properties properties

UnderR 300000 ER Fribsl

R300000 to R 600 000 2,64 7754

Réov000to Rgoo 000 32 9484

Rooooooto R.2m 1,826 5364

OverR1.2m 12,504 36.70%

Srand Total 3071 10.00%

Abowt this dasfiboard:

T Whilises 2022 Hitle deeds drt; {frarn Lightstone Pty L. asat 22 Decenber 2022, Because of this, the dashboard properties whichappenr on the deeds registry (the formal
rarked)-it does ot it wperties that are not formal registry, a5 might be fourd ik backyards o itinferml settlgmants. i provided by Lightste ] it based an
rugicipal viivation rells.

Table 6: Residential Properties by Tenure Type

e The Market Study analysed Deeds Office data (Lightstone 2022),
which show that 27% of freehold properties in George transacted
at over R1.2 million (luxury market, of which 97% are in estates) and
50% below R300 000 (including GSP).

e The majority (48%) of sectional title units fall in the conventional
market category, high end market (28%) and luxury market (27%).
The proportion of formal, sectional title property valued below
R600 000 is low (5%).

e Theincrease in the gap-middle income population segment and the
resultant space demand (rental and ownership) has to be addressed
in relative proportion to the overall demand.

e The affordability analysis takes only current (and statistically
projected) population into account. In-migration of the low-income
population is evident in the significant increase of informal- and
backyard-settlement since 2014. Settlement counts contributed to
the data which informed spatial planning. The rate of increase in
the uptake of medium- and higher income, bonded units is an
indication of increased demand (investment from elsewhere).
Future medium-higher income, and luxury, demand, based on the
semi-gration trend is difficult to estimate.
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e The exhilarated erf uptake (unit construction) is echoed in the
building plan approval rate since 2016, (average 65 building plans
approved per month in the past five years).

e A Fiscal Tool was developed to advise the MSDF approach in 2019,
with respect to compact development growth absorption vs urban
sprawl. Guided densification and use intensification are a more
sustainable, integrated growth approach, from the perspective of
the community life (work, live, play) of George and for service
provision (services and facilities).

e The uptake of land, previously identified for low-income
(fully/partially subsidized) housing units (ownership and rental) has
been slow due to process-, budget and infrastructure constraints.
The successful completion of projects such as Erf 325East points to
the staged implementation of prioritized housing projects.

The growth absorption potential of George does, however, relate to
more than just accommodating enough residential units to address
backlog and future demand. It must reflect the ability of the spatial
structure to absorb required facilities/areas to support the population.
l.e., “is there allowance for enough space to accommodate all
residential- and their socio-economic requirements, both in the urban
and rural context?”

With respect to growth absorption, the MSDF needs to give clear
direction — “is the priority to densify, restructure and renew areas within
the George city area; or is it to yield to pressure for urban expansion,
including substantial human settlement projects on the periphery of the
built footprint of the George city area and speculative proposals for
isolated, exclusive residential estates?”

The importance of spatially focussing public investment in such a way as
to attract private and household investment that reinforces the priority
public transport corridors and nodes along these corridors must be
embedded in the growth strategy. Clear policies are needed to achieve
the articulated densities that will assist the sustainability and consolidate
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the basis for growth in these corridors and nodes, off the back of the
broader benefits of transit-oriented or transit-adjacent development. A
high quality, affordable public transport system is key to overcoming
spatial barriers through enhanced, inclusive accessibility, especially
where it is an ongoing struggle to redirect private investment patterns
towards disadvantaged areas — high quality public transport investment
can be a catalyst for spatial transformation and urban regeneration.

The Draft George Sustainable Human Settlements Plan 2021 (GSHSP)
notes Strategic shifts directed by government policy in response to
human settlement pressure. Spatial targeting through the PHSHDA and
the restructuring zones provides direction to placement of GSP. Note
that only part of the George City area (various functional areas, see Map
14) is demarcated as PHSHDA. In addition to the noted spatial targeting,
the draft GSHSP also notes the national priorities for human settlements,
densification intent, shifts in grant funding (in-situ, site and service,
prioritization of serviced sites), rapid land acquisition and government
land release, comprehensive rental policy (various programs including
backyard rental), inclusionary housing framework development, FLISP
prioritization, creating a ‘do-it-yourself’ housing culture, recognizing
innovative building technologies, the proposed establishment of a
Human Settlements Land Bank, which will include access to rural housing
funding, establishment of property transactional centres and the
compilation of a project readiness matrix.

The shift towards incremental funding makes high density housing
projects difficult. Investment in smaller serviced sites, rather than
providing top structures as a ‘start up intervention’, and the provision of
basic engineering services to blocks of informal settlements is part of the
incremental approach. This limits the densification options available for
tenure upgrading. Social housing and formalization of the backyard
rental system addresses only rental housing at this stage.
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The GSHSP lists nine current projects, providing 5 545 housing
opportunities. The investigation to determine an implementable
housing pipeline includes area to accommodate more than 20 279 units.

The housing waiting list shows the following:
George Uniondale Haarlem Wilderness

Rural/other

City
Total | 16 680 934 471 382 174
89.5% 5% 2.5% 2% 1%

Table 7: Housing waiting list data

The backlog and the projected growth form the basis of the demand
analysis. Based on available (DSD) statistics, the following conclusions
can be drawn in the GSHSP:
= The number of households in the municipality is expected to
increase by 12,814 from 2021/22 to 2031; 5,726 over the
medium term from 2021/2022 to 2026, and by 7,088 over the
long-term from 2026/2027 to 2031.
=  Of the 12,814 households, an estimated 53.1%, or 6,804
households, will most likely fall in the low-income category.
= Another 39.2%, or 5,016 households, will fall in the middle-
income category (earning between R3,201 to R25,000 monthly).
A portion of these households could qualify for gap market
instruments, as the gap market component includes households
that have a monthly household income of R3,201 to R22,000.
= The remaining 7.7% will fall in the high-income category (991
households in total).

The WC DEA&DP also notes the significant demand in the Gap housing
category.

The draft GSHSP estimates that a total of 233 hectares is required to
accommodate the current housing backlog, based on density principles
noted in the GHSP (excluding socio-economic facilities and parks and
recreation).
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= Qver the medium term, the total average land required to
accommodate various housing options due to the household
growth is estimated at 112.9 hectares.

= Qver the long term, the total average land required to
accommodate various housing options due to the household
growth is estimated at 148.3 hectares

The GHSP shows area (ha) requirements per functional area, per income
bracket. Such data to be read with the absorption capacity of these areas
as shown in the Spatial Budget (Par.3.1.4)

Household increase: Long
term (2026/27 to 2031)

Household increase:
Medium term (2021/22 to

2026)
Sg|3E|TX NERYEEEAE g
(e} 0 = 0 m [e]) 0 = o mn
SEI8E[3%] 21§% (58|53 =
o o ® o ] m ® )
Blanco 19.5 4.2 1.6 3.7 1.5 7 2.0 4.6 1.8 8.5
Heatherlands | 15.8 - 0.5 34 3.2 7 0.6 4.2 4.0 8.8
Bodorp 39.8 1.1 2.5 10.0 |4.8 17 3.0 12.4 |5.9 21.4
George CBD |21.6 - 1.2 6.4 2.0 10 1.5 7.9 2.5 11.9
George 2.6 0.9 0.3 0.4 0.0 1 0.4 0.6 0.0 1.0

Industria

Ballotsview | 68.0 37.1 |56 7.9 0.4 14 6.9 9.8 0.4 17.1

Pacaltsdorp | 60.6 306 |3.7 8.4 1.2 13 4.6 105 |16 16.6

Thembalethu [194.2 |142.9 |14.0 (8.4 0.6 23 173 [10.3 |0.7 28.3
Kraaibosch 1.0 - 0.2 0.2 0.1 0 0.2 0.3 0.1 0.6
Rosemoor 25.1 11.8 |19 3.8 0.2 6 2.3 4.7 0.3 7.3
Haarlem 3.7 0.4 0.3 0.8 0.3 1 0.4 1.0 0.4 1.8
Uniondale 5.1 0.3 1.0 1.1 0.1 2 1.2 1.3 0.1 2.6
Herold’s Bay |1.1 - 0.2 0.3 0.0 1 0.2 0.3 0.0 0.6
Herold 2.5 - 0.2 0.6 0.3 1 0.3 0.7 0.4 1.4
Wilderness 16.9 5.4 1.3 2.6 1.2 5 1.7 3.2 1.5 6.4

George NU 27.7

2.5 3.5 6.0 1.8 11 4.3 7.4 2.2 13.9

Total 494.2 [233.0 |364 |60.3 |16.2 [112.9 |[47.0 |79.3 |22.0

148.3

Draft

* Housing backlog plus medium- and long-term household increase
Table 8: Area Requirement per income bracket per functional area (GSHSP, Draft)
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The above reflects the statistical housing demand, allocated spatially
based on projected increase of existing settlement figures. The strategic
growth and development vision encapsulated in the MSDF and the
growth absorption (housing, economic and social) capacity of each
functional area.

An area of approximately 1 023ha is available for development in
George. Not all these properties can, however, be used only for
residential settlement and not all land is available forimmediate release.

3.2.3 Economic Growth and Performance

George is regarded as the largest economic contributor in the Garden
Route District and is the main regional node insofar as services provision
is concerned. During the 2015-2019 drought and load shedding period,
the George economy still showed a growth rate of higher than the
Western Cape average, which is indicative of a vibrant and resilient
economy. 35,7% of opportunities in the district (2019) were recorded in
George. The Covid 19 pandemic and the continued electricity crisis,
culminating in the 2020’s recession, have wreaked havoc on the
economy and employment in South Africa. Re-building and growth of
the economy is a priority. The George Integrated Economic Growth and
Development Strategy is in process.

The facilitation of economic growth relates, in a spatial context, to
provide considered space to enable economic development in all sectors
of the economy to benefit all residents/users of George.

e Primary (agriculture, forestry and fishing): A large percentage of the
George municipal area relate to the primary sector of the economy.
Climate change and associated increasing natural risk factors such as
drought, fire and water security significantly affect this sector. The
promotion of intensive agriculture practices, agri-processing and
small farmer development must be accommodated in the spatial
planning of George, in addition to land use management
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systems/legislation which protect agriculture/forestry land and
fishing areas, based on its latent economic- and supply chain value.

e Secondary (manufacturing, electricity, gas &water, construction):
George has a large (relative to the urban footprint) and vibrant
industrial area. The uptake of industrial land has been significate in
the past eight years. The provision (public/private) of small/
medium/large erven/ space for manufacturing/ industrial purposes is
an urgent priority. The construction sector benefits from
development growth, specifically in the higher value market.

e Tertiary (wholesale, retail, trade, catering accommodation, finance,
real estate & business services, government, community-, social- and
personal services): This is by far the largest sector of the George
economy. The protection of areas to facilitate economic activities
associated with the tertiary sector, within the urban fabric, at
accessible locations is important. The agglomeration of tertiary uses
in well-located positions not only facilitates economic sustainability
and coordinated infrastructure planning, but also benefits the
majority of the users.

A system of nodes, precincts, corridors and specialized activity areas
guide the coordinated allocation of area for economic activity. Par 4.3.2
has reference.

It is noteworthy that:

e A shift in the facilitation of economic activity is required to promote
sustainable economic activity and not only job creation. Absorption,
acknowledgement and support of the informal economy (24% of
employment in 2019) as a contributor to short-term economic relief
and livelihoods, is essential. This approach is critical in the attempt to
address the widening opportunity gap between skilled and unskilled
labour. The retention of well-located land (preferably in positions
where activity has been or can be sustained) must be urged through
the MSDF structure and supported by service design and provision.

e The acknowledged semigration trend must be facilitated as it
contributes to the economic base and economic activity.
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An active, sustainable, urban property market (residential- and other)
require stock (rental and ownership), within the various affordability
brackets, to function effectively and to ensure competitive pricing.
The role of George as an administrative centre (government offices,
regional business locality) must be supported in the MSDF, by
ensuring the allocation of areas where such primary nodal activities
can be accommodated.

The tourism market was badly affected by Covid 19 pandemic. A
strong recovery is expected, specifically supporting local tourism to
George, being an entry and destination point in the Garden Route.
Tourism provides not only jobs and business opportunities for a
variety of skilled/unskilled and semi-skilled people, but also creates a
mechanism through which the vast natural areas can be managed
and maintained.

The tourism related activities/environment (golfing, hiking, cycling,
restaurants, other recreation and sport), lifestyle, quality of life is part
of the competitive advantage that draws private residential
investment to George. Level of services, urban management and,
importantly, ensure that future development does not undermine
the garden route sense of place.

Although the recovery rate of the economy is uncertain, land to
facilitate economic development, specifically within urban nodes and
designated zones, must be protected, allocated and used.

George’s position in the regional economy requires it to play a
primary role in generating employment and enabling settlement and
access to high quality social services. George’s approach to creating
settlement opportunities for poorer citizens is key in efforts to
promote greater integration, inclusion and economic opportunity for
these citizens (Also See Par0).

Possible, alternative areas (public and private) have been identified
to accommodate regional tourism- economic- and services projects
specified by the GRDM, such as a regional abattoir, regional fresh
produce market with cold storage capacity, Kleinkrantz resort and
tourism development, film studio and -training academy, regional
convention centre and various economic support services/facilities
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and agri-processing facilities. The Regional Fire Station and Training
facility has been accommodated in the George Industrial area, with
close access to the N2. The SDF facilitates placement by providing
options in suited localities, linked to road network (current and
future), in close proximity to the receiving communities and within
areas where infrastructure is available or planned.

e Only very limited space in the nodal areas allocated for economic
activity in lower income areas has not been taken up/developed in
the past. A different approach to the active utilization of these spaces
must be developed. The areas must, however, still be retained to
facilitate opportunity for private/public investment and use.

e The George Integrated Zoning Scheme Bylaw, 2017 makes significant
allowances to facilitate appropriate business use as part of the
existing zoning, with consent or via departure applications to enable
individuals to earn their livelihood from home. For example, a portion
of existing houses may be used for rental, co-living is allowed, second
dwellings on all properties will be considered, defined office and
childcare facilities can be operated from home, etc. without an
amendment of rights. Agri processing, as defined in the zoning bylaw,
is part of the primary agricultural right on land where farming is
predominant.

e The planned freight and passenger upgrades of the facilities at the
George Airport is done in accordance with the airport development
framework, read with the recently approved airport support zone,
which strengthens this economic node.

There is a need to kick-start the economy of George, in a transformative
manner to enable participation and sustainable beneficiation of all
residents.

Engineering service provision- and roads and transportation master
planning have been aligned to acknowledge the nodes, corridors,
integration and densification zones as per the Spatial concept contained
in this MSDF. The phasing of infrastructure implementation must be
managed in a timeous manner to support economic development zones.
Similarly, government investment and projects to support the space
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economy and settlement structure as envisaged in the MSDF is required,
specifically in areas of economic transformation where private sector
investment has been slow. The Blanco-, Thembalethu (2)-, Pacaltsdorp-
and George south-central- (Lawaaikamp/Ballotsview/Marraiskamp)
nodes, as well as most rural nodes, require public sector intervention
and private partnership to garner investment.

3.2.4 Transformation and Integration

The MSDF promotes an urban structure within which the vision and
goals of the Integrated Development Plan can be implemented in a
coordinated manner. Spatial structuring and targeting mechanisms, as
were previously encapsulated in the MSDF through Residential
Restructuring Zones, PHSHDA, priority nodal development areas,
intensification zones, etc., must be brought to ground, either through
public and/or private projects or managed allocation of use. In near all
instance’s funding/incentive is required to enable the affordable
delivery of spatial structuring interventions.

Successful spatial transformation demands persistence, focussed
intervention and targeted investment. To this end, strategic land
portions should be protected for integration purposes, using the primary
levers as defined in SPLUMA (See Par.4.1), and directing public spending.
The following principles must be considered in creating a vibrant,
sustainable, equitable living environment:

e All functional areas already include a mix of housing typologies and
income levels. In the Pacaltsdorp area, residential units in the high-
price bracket (above R1.2m) is found as well as subsidized units.
Socio-economic integration across the municipal area is proven to be
an attainable goal and enhances value, cultural diversity and
equitable access to tenure.

e Subsidized housing development in new residential development
along the periphery, within the urban development boundary, should
be avoided, unless it is a component of a mixed typology/mixed
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value, integrated development where access to employment and
non-motorised transport is promoted and attainable.

e The areas identified for Human Settlement within the urban core
areas (PHSHDA/Re-structuring Zone), must be planned to include
mixed typologies and within a range of affordable alternatives. Full-
and partially subsidized provincial housing projects should only be
accommodated within this zone of opportunity/integration (PHSHDA
and Restructuring Zones) and aligns with the priority areas identified
in the CEF as access to transport, employment and socio-economic
amenities is optimal in these designated areas.

e Implementation of human settlement projects to satisfy the need for
tenure and rental markets, must be facilitated via housing funding
mechanisms, in localities where integration and diversity should be
improved. This may translate to more, but smaller projects, which will
make assimilation of the beneficiary communities easier.

e The Human Settlements Planning to address the current backlog
focusses on upgrading of informal settlements in existing localities,
where possible (if suitable context: infill/outside risk areas) and to
use projects already in process as per the Human Settlements
pipeline.

e Given the limited available land for housing development in the
central area, high density typologies must be investigated for funding
and the take up of latent rights for affordable development by the
private sector needs to be incentivised. The re-purposing of buildings
in good locations should be factored into Human Settlement
Planning. Again, smaller, well-located projects is favoured.

e The housing market study analysed data which showed that GSP
(Government subsidized projects) creates, over time, a supply of
properties to first time home buyers. A larger portion of residential
erven created in George were created using state subsidy. GSP in
good locations (integrated in the existing urban fabric) is encouraged.
For long-term fiscal sustainability the ratio between GSP and marker
related housing, including GAP housing, must be considered.
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e Transformation also relates to access to affordable, dignified
accommodation (rental and ownership). Par 0 & 4.5.4 deals with the
intended spatial accommodation of housing options.

e Short term transformation, in the city areas, is further fostered by
linking poorer communities to opportunities offered in areas where
there has been more social- and economic private and public
investment in the past. The development concept of George is
designed to facilitate such connectivity, with public transport
planned along all main corridors connecting the residential
neighbourhoods with the current areas of economic- and
employment opportunity.

e Transformation must, moreover, be focused to bring non-residential
development investment to areas where it benefits the largest
number of residents, specifically in the low-income areas.
Unfortunately, traditional private investment in economic
opportunities in these areas has been limited due to the relatively
low spending power of the resident communities. Transformation
relates to finding more appropriate economic transformation
mechanisms in these areas with regards to scale, type, configuration,
land release and management. The spatial framework and targeting
mechanisms must enable space for economic investment and
development.

e As the main centre of the Municipality’s population, services and
employment, the George City Area needs to be re-imagined to afford
peripheral townships a franchise in the larger space economy of the
city so that it functions more equitably and efficiently, with all of the
opportunities that city living should bring. The placement of nodes
and intensification corridors are such that integration of communities
(shared use) with varying income levels is fostered.

e Investment in social facilities in deprived and highly populated areas
has proven to be transformative. Prioritization of facility provision
must address backlogs in specific localized areas.

e Road linkages and safe interface between motorised and non-
motorised users should be programmed and implemented as per IDP
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and GIPTN planning. Implementation of Go-George services along all
planned (network) routes is of immediate importance.

The approach to housing provision and economic enablement, insofar as
spatial facilitation of various options is concerned, is also referred to in
Par 3.2.3. Increasing linkages, guiding investment and facilitation of
opportunities in all development sectors (including housing, socio-
economic), via spatial planning and land use management intervention
is the aim.

The MSDF needs to give direction to facilitating George’s transformation
from an agglomeration of separate urban areas, into an integrated city
that is underpinned by a thriving service economy and offers all
residents access to the benefits of city living. The public transport
corridors and well located publicly owned vacant and underutilised land
are the primary spatial levers for this.

While the municipal systems tend to be urban in their focus, George is
made up of an extensive rural area. In the Greater George Area, the
challenge is to be sensitive to the needs of rural settlers to settle in a
manner that is dignified, secure and respectful of the culture and desire
of households to remain living in a rural environment and in harmony
with the rural and agricultural economy and landscape. While at the
same time, the Municipality has to be pragmatic about the means and
tools with which the municipality and other organs of state can assist
these households.

The task remains to undo the spatial legacy of segregation and the
inequitable allocation of resources left on the towns, villages and farms
in the Greater George Area, and provide humane and enabling living
environments for all. This is a catch-up process, while settlements
continue to grow to varying extents, with the George city area
experiencing most of the growth, as urbanisation continues and new
needs must be met, in a manner that strengthens the economy rather
than weighing it down.
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The MSDF 2019 included a variety of spatial interventions, i.e., allowing
space for transformation actions/development to take place. The focus
should now be on the implementation of these actions and the
extension of the transformation imperative to more interventions in the
growing George.

3.2.5 Environmental Resilience

Also refer to Par. 3.1.1 and Par. 4.3.1.

The natural environment is an essential component of what makes the
Garden Route and George such a unique, attractive, and indeed
recognised word wide. The uniqueness of the Garden Route, as a
national treasure, has been underscored in various provincial and
national policies. The George municipal area is part of the Cape Floristic
Biome and includes extensive proclaimed protection areas, including
reserves, coastal protection zones and related buffers to protect the
environmental integrity of these areas to ensure the value (heritage,
economic, ecological). The natural environment underpins the
distinctive garden route character, and hence underpins the tourism
economy and creates the basis upon which the region offers its excellent
quality of life. The natural-, scenic and heritage assets of George is thus
a critical component of economic success of the region, and is an asset
that must be protected, enhanced, and maintained for future
inhabitants of the region. There is significant pressure on the natural
areas arising from fragmentation, development and agriculture.

Key natural environment, spatial planning informants to the George
MSDF amendment will remain relatively unchanged from those applied
in the MSDF 2019, with updated data, coordinated via the Municipal GIS,
making use of information in planning decisions easier. Par. 3.1.1 has
reference. The relation of environmental data sets and guidelines
(policies/concepts/intent) to application in spatial planning and
ultimately, in land use management must be refined to avoid the current
conundrum where small, incremental development is eroding the
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integrity of natural areas. Nonetheless, the data, guiding management
lines (such as the CPZ, CML, buffers, CBA, ESA, etc). serves as a
notification to landowners and -users that the environment will be
prioritized as a continuous whole in identified areas. Sensitive natural
environments must be protected from degradation caused by excessive
development and larger than average development footprints.

The principals of climate change adaptation and associated risks,
mitigation and vulnerabilities are already well articulated. In addition to
operational mitigation (public transport, alien vegetation clearing,
protecting water sources and -quality, disaster risk interventions,
implementation of ecological infrastructure investments, area
rehabilitation, on-site fire- and flood prevention measures, etc) in the
respective sectors, and sectoral adaptation projects, the spatial planning
response, when realistically balanced with development growth
absorption and management pressure, includes —

¢ |dentification of flood risk areas and the spatial requirements of flood
mitigation measures.

e Acknowledging the implications that drought may have on strategic
spatial planning approach, such as worker migration, vulnerability of
rural communities, changing agriculture practices.

e Supporting fire risk mitigation and adaptation interventions.

Par 4.3.1.4 has reference. In addition to risk categorization and
delineation of risk areas, additional environmental information, are
identified in the MSDF Review (2021). Efforts are underway to align the
urban area for George as defined in terms of the National Environmental
Management Act, 1998 (Act 107 of 1998), as amended, with the urban
edge and growth direction of this George MSDF. It is essential that any
authorities that approve property development/land use (such as
environmental authorization, rural land division, etc) acknowledge the
need for managed urban infill and growth, as well as the joint
responsibility to protect the integrity of the ecological infrastructure
and, by default, the spatial concept.
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4 Spatial Development Framework

4.1 Spatial Vision Directives

The Spatial Planning and Land Use Management Act, 2013 (Act 16 of
2013) SPLUMA states that all spatial development should conform to the
following normative principles:

Spatial Justice

Past spatial and other development imbalances must be redressed
through improved access to, and use of, land by disadvantaged
communities and persons.

Spatial Sustainability

Spatial planning and land use management systems must promote
the principles of socio-economic and environmental sustainability
by: encouraging the protection of prime and unique natural areas;
promoting land development in locations that are sustainable, and
limit urban sprawl; consider all current and future costs to all
parties involved in the provision of infrastructure and social services
to ensure the creation of viable communities.

Efficiency

Land development must optimize the use of existing resources and
the accompanying infrastructure, while development application
procedures and timeframes must be efficient and streamlined in
order to promote growth and employment.

Spatial Resilience

Ensure sustainable livelihoods in communities that are likely to
suffer the impacts of economic- and environmental shocks.

Good Administration

All spheres of government must ensure an integrated approach to
land development and all departments must provide their sector
inputs and comply with prescribed requirements during the
preparation or amendments of SDFs.
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Municipalities have a strengthened mandate from SPLUMA to be bold
and brave in facilitating and managing growth and have an obligation to
heal the spatial apartheid legacy.

A review of the national, provincial and district policies clearly suggests

that in an environment of increasing resource constraint, risk and

resulting fiscal pressure:

- George must seek sustainability and resilience.

- Growth must be smart, productive — it must be focussed — building
on its existing investments and growing in a sustainable manner.

- Plans must be evidence based, achievable and affordable — make
what we have, better.

- Plans and their implementation must be inclusive and
transformative — making lives better for all, including the poor.

The primary levers for achieving SPLUMA principles include:

- Growth management — compact urban form

- Settlement restructuring — integrated human settlements

- Public transport and supporting road infrastructure

- Adequate bulk services (water and sanitation)

- Understanding the space economy and supporting economic growth
- Sustainable public finances

4.2 Spatial Development Vision
In response to the trends, challenges and opportunities outlined above
and building on the George Municipality’s integrated development

vision of ‘A City of Opportunity’, the supporting Spatial Planning Vision
to guide the George MSDF remains to:
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Develop George as a resilient regional development anchor
of excellence for prosperity, inclusive- and smart growth.

4.3 Spatial Concept

There are four spatial drivers that give form to the George MSDF. These
are applied both at the scale of the Greater George Area and the city of
George.

The first is the natural and rural environment / \
which must be protected and managed to The spatial

ensure it is able to function optimally as a basis
for supporting and nourishing prosperous and
resilient settlement and economic activity in
George. Heritage, as a spatial component, also

concept
provides a
language for

lays a role. _
Py describing the
The second is the settlements and, within the arrangement
city of George, the system of corridors and of people
nodes/precincts which must be reinforced and
places and

developed in a managed way to function as a

productive and efficient system. The spatial kenvironments/

structuring of George (the greater George and
the city area) to support enabling and inclusive socio-economic growth,
integrated human settlement and smart growth absorption is the aim of
this theme/driver.

The third is the regional accessibility network that links the settlements
to one another within the Greater George Area, as well as to
opportunities further afield. This includes the local accessibility network
(motorised and non-motorised) connecting people and activities along
corridors to nodes within the city of George, enabling choice and
participation in society and the economy within the urban areas. Within
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the George city area, four principal public transport corridors and a
system of priority nodes are identified as strategically important in this
MSDF. The prioritization of infrastructure (social and engineering) to
support the spatial concept/framework is included in this theme.

These spatial drivers align with the Garden Route District SDF’s Strategic
Drivers of Change:

e The Economy is the Environment in the Garden Route — Recognising
the unique attributes, resources and risks of the Klein Karoo and
Garden Route, namely: Natural and agricultural resource base,
economic role and potential; and celebrate the diverse landscape,
lifestyle, and tourism offerings.

e Regional accessibility for inclusive and equitable growth - In the
Garden Route improved regional and local accessibility is essential to
achieving inclusive growth. Virtual and physical accessibility is
important.

e Coordinated Growth Management for Financial and Social
Sustainability — we have to manage growth and meet needs
holistically, to do more with less. Aligning need with capacity, jobs,
social services and opportunity. Recognizing population dynamics in
infrastructure investment (more diverse housing products and
opportunities in the correct location). Optimizing the potential of a
reconceptualised accessibility network to improve livelihoods and
sustainable service delivery.

The performance of the spatial drivers - independently and together as
an integrated system - is supported by three spatial strategies and
accompanying policies for managing, guiding and promoting
development in George, elaborated upon in section 4.4.
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Spatial Strategies:

Three spatial development strategies support the spatial planning
approach to directing and managing development in the Greater George
Area and the George city area in the 2016-2022 period:

I.  Consolidate: Making what we have work better for our people

Il.  Strengthen: Build on George’s foundations for growth and
resilience

. Smart Growth: Invest in catalysts for social and economic
prosperity

Consolidate

CONSOLIDATE: MAKING
WHAT WE HAVE BETTER
FOR OUR PEOPLE

STRENGTHEN: BUILD ON
GEORGE'S FOUNDATION
FOR GROWTH AND
RESILIENCE

SMART GROWTH: INVEST
IN CATALYSTS FOR
SOCIAL AND ECONOMIC
PROSPERITY

The 2023-2027 George MSDF aims to apprise and refine the spatial
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strategies, guiding principles and implementation actions to ensure that
the intent of the spatial strategies is realized.

Supporting an
efficient
settlement form

Guiding the
growth of urban
settlements and

rural areas

(Policy C and D)

Focussing
Infrastructure to

support an
efficient urban
form (Policy A)

Protecting
resources and
the environment

Protection of
natural and
heritage
resources
(Policy E and F)

The spatial strategies, the related spatial
policies, focus areas, policy guidelines
and the intent of such spatial guidelines
are noted in Par. 4.5
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4.3.1 The Natural and Rural Environment

4.3.1.1 Rural-Urban Gateways

At the scale of the George city area, its surrounding natural and rural
environment provides a distinctive frame for the city which gives the city
an identity by providing clear green edges and gateways supporting its
attraction as a place to live and work. At the same time, there are “green
fingers” or corridors linking the sea and the mountain, which pass
through the urban area providing ecosystem services, amenity and
opportunities for positive connections between different communities
of George. The MSDF seeks to balance urban growth needs with the
importance of protecting and rehabilitating the integrity of natural and
rural systems that are the basis for sustainable, resilient and high-quality
settlement and economy in George and the marketing of George as a
“City of Opportunity”.

The spatial and land use integration between the urban areas and the
natural/rural/agricultural areas requires careful management to protect
this urban-rural interface. Specific management of gateways to the
George city area is therefore important to this MSDF. Landscapes speak
to the unique sense of place experienced as one approaches George
from the east, west and north.

The northern gateway to George City area, via the Outeniqua Pass (N12,
referred to as the Treasure Route of South Africa) provides not only a
functional, but also scenic- and tourist value. The approach through the
mountains into George with the backdrop of the ocean further enhances
this  experience. George should be promoted as the
destination/garden/jewel of the Treasure Route.

Likewise, passing George and heading east past Kraaibosch and moving
on towards the Victoria Bay area gives one the feeling of leaving the
built-up area as the vistas are generally of farm fields in the foreground
with trees including pine plantations and rolling hills in the mid ground
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and then the Outeniqua Mountains in the background. This is the
gateway to the Wilderness approach and in fact where the experience
of the Garden Route starts. It is the area where the Kaaimans Corridor
starts, which is unique not only for the spectacular Kaaimans Gorge, but
also because it is where the distance between the ocean and mountain
is the shortest in the Southern Cape. If travelling along the Garden Route
from Cape Town this is the first encounter with the dense indigenous
forest characteristic of the Garden Route and, along with the commercial
forestry plantations, an important part of the cultural history of the area.

The eastern approach to the George City Area along the N2, the airport
road (R102) and the R404 traverses a rural landscape with views of the
mountain range. This landscape is a strong part of the identity of George
and connects to a rural tourism sector that is central to George’s identity
and has much potential.

In addition to protecting the scenic value on a finer grain basis (site
specific mitigation) specific scenic routes are identified for special
consideration. Scenic routes provide public access to the enjoyment of
these landscapes. The routes and the land use alongside these routes
should be managed in such a way as to not compromise the views
offered but to mark and celebrate the landscapes and the origins or
nature of their significance. Significant scenic routes in the Greater
George Area include:

= Gwaing River Pass = Kaaimansriver Pass

= Maalgate River Pass = Kaaimansgat (7 Passes Road)
= Hoogte Pass = Voortrekker Pass

= Voetpadhoogte Pass P1599 = Touw River Pass

» Wolwedang Dam Road = Hoekwil Pass

= Montagu Pass = Heights Road Pass

= Quteniqua Pass = Victoria Bay Pass

= Beveraas Kloof Pass = Rondevlei Pass

= Paardepoort (P1646) = Prince Albert Pass

= Eseljagpoort = Potjieberg Pass

= Matjiesrivier Poort = Uniondale Pass

= Kammanassie Pass = Uniondale Heights Pass
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Gateways are noted as a managed spatial investment element. See Par
4.4,

4.3.1.2 Ecological Infrastructure and Priority Natural areas

Ecological infrastructure refers to the areas/features/components that
support naturally functioning ecosystems that deliver valuable services
to people, such as water and disaster risk reduction.

e Mountain catchments, rivers, wetlands and estuaries: Water
security; absorption and dissipation of flood energy; water
purification; recreational, spiritual and cultural value

Priority Water Resource Units, excluding dams (Department of Water
and Sanitation, 2018) include:

Wetland \ Dams
Kaaimans Maalgate Wilderness | Garden Route
Diep Gwaing Lakes Swart Rivier/George
Kaaimans Eseljag
Wilderness Old George

e Coastal environments: Absorption and dissipation of flood energy;
underpins economic activities; purification of water by assimilation;
supports food security recreational, spiritual and cultural value

e Rangelands: Supporting local livelihoods; assists in flood attenuation;
sequesters carbon; supports food security.

The protection of the ecological infrastructure relates to the protection
of the natural and rural areas of George. Par. 3.1.1 and 3.2.5 have
reference.

The natural vegetation associated with the areas hugging the city area,
and present in a large part of the George area, is a mixture of fynbos and
forest. Fynbos and forest communities contain a rich diversity of flora
and associated fauna and have a relationship with the amenity and
safety of the city area. Fynbos is well known to be a fire-driven
ecosystem meaning that it needs fire to regenerate and function
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optimally. Forest conversely is not reliant on fire and as such offers a
relatively stable habitat for species associated with the area. The fynbos
and forest areas most closely associated with the George city area occur
on the northern perimeter of the city and form an important buffer
between the town and surrounding natural areas including the
Outeniqua Nature Reserve which covers most of the mountain to the
north of the city. These areas also contribute significantly towards the
sense of place experienced by residents of the city with a view of such
areas, and individuals and groups who make use of such areas for
recreational and other purposes. On almost any given day, people can
be found walking, cycling, running, dog-walking, bird watching etc. on
the lower and upper contour paths above the city. This is unique to
George and its value should not be underestimated. Any development
to the north of the current urban edge will have a significant and long-
lasting impact on the use and enjoyment of this area which should be
conserved for generations to come.

While old and existing pine plantations to the north of the built area may
be seen as suitable for intensive land uses to some, the opposite is in
fact true. Not only do they play a vital role in supporting the above
activities, precisely because the vegetation is not in pristine condition,
they form an important buffer area to the town, both protecting the
natural vegetation from unwelcome anthropogenic impacts but also
serving as an area where fire breaks and defendable spaces can be
developed. Vegetation plays a significant role in safeguarding of the
quality of water in catchment areas.

Distinction, within the rural areas, between agriculture areas and areas
to be conserved as part of the natural heritage is an important
component of the spatial concept, which must be supported at land use
management level. Par 3.1.1 summarizes the informants to the
identification of a green network, within the rural environment.

Components of the green network, within the greater George area are
noted in Map 4.
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The utilisation of land and resources in the rural area should be
respectful of the value of the natural environment and rural resources
to all citizens and ecosystems reliant on such resources. Preservation of
areas of steep (greater than 1:4) slope, sensitive vegetation, Coastal
Protection zones and associated risk and protection tools (CML, CPZ,
DSL, 10m contour) must be taken into account.

The environmental infrastructure and functioning relate to four specific
spatial structuring elements:

e Priority Natural area (see Par. 4.4 and Map 16)
e Green corridors

e (Coastal corridors

e Hydrological features and buffers

e Mountains and Steep slopes

These elements relate to technical datasets which not only guide the
spatial structure of George and its settlements, but also relate to
guidelines used in the evaluation of land use applications.

Note that consideration of CBA and ESA apply to all areas within or
outside the Priority Natural areas. The Environmental Area Classification
and Land Use Sub-categories of the Western Cape Biodiversity Spatial
Plan apply, see Table 9. Similarly, restrictions related to steep slope and
restrictions in  respect of development in  hydrological
lines/buffers/coastal zones apply to all areas of George.
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Map 16: Priority Natural Areas

In addition to support of the ecological functioning of the natural
systems, the visual impact of development on George’s natural
assets/heritage in both urban and rural areas, must be managed. The
treatment of Gateways (Par. 4.3.1.1) to George, where transitioning
from rural to urban areas occurs, imply a “green gateway” transition
when moving from urban areas into the rural area. All rural development
must be congruent to the rural (natural or agricultural) character of the
surrounding area. l.e., the visual impact of development at gateways to
be managed to show transition from urban to rural and to re-enforce the
“Garden City” character of a marketable, ‘liveable’ George, situated at
the heart of the Garden Route. Gateways to urban development nodes
and tourism precincts must be managed at a street level, urban design
level and via managing the graded intensity of use.
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Tourism and
Recreational
Facilities

Rural
Accomodation

LAND USE CATEGORIES Conservation Agriculture Business & Industrial Infrastructure Installations

LAND USE SUB-CATEGORIES
(Refer to table 4.7 for descriptions)

Proclaimed Protected Areas
Non-place-bound Industry
(low-moderate impact)
Non-place-bound Industry
Linear - pipelines & canals

(high impact)
Extractive Industry (incl.

Prospecting)

Community Facilities &

Urban Development &
Institutions

Extensive Agriculture
Low Impact Facilities
High Impact Facilities
Expansion

New Settlements
Rural Business

Linear - roads & rail
Linear - powerlines

Agri-worker Accommodation
Other Utilities

Small holdings

Y = Yes: Permissible land uses that are N = No: Land uses that will compromise
MAP CATEGORY DESIRED MANAGEMENT OBJECTIVE not likely to compromise the the biodiversity objective and are
biodiversity objective not permissible

Must be kept in a natural state, with a management plan focused
on maintaining or improving the state of biodiversity.

Protected Area Land use within proclaimed protected areas are subject to management plan drawn up for that specific protected area.

Keep natural, with no further loss of habitat. Degraded areas

Critical Biodiversity Area 1 should be rehabilitated. Only low-impact, biodiversity-sensitive (Y BN Y BEN) [N N N TN BN N N N N N N BN N [N]

land uses are appropriate.

Keep natural, with no further loss of habitat. Degraded areas

Critical Biodiversity Area 2 should be rehabilitated. Only low-impact, biodiversity-sensitive (Y BN Y BREN) (NN RN RN RN BN RN EEN BN RN (N}

land uses are appropriate.

Maintain in a functional, near-natural state. Some habitat loss is

E::'::::::: SUpPOrtAreal. acceptable, provided the underlying biodiversity objectives and 0 0 m m m m m m m m m

ecological functioning are not compromised.

Maintain in a functional, near-natural state. Some habitat loss is

Ecological Support Area 1: Aquatic | acceptable, provided the underlying biodiversity objectives and 0 0 m m m m m m m m m m m m

ecological functioning are not compromised.

Restore and/or manage to minimise impact on ecological

Ecological Support Area 2 infrastructure functioning; especially soil and water-related 0 o m m m m m m m m m m

services

Minimise habitat and species loss and ensure ecosystem
functionality through strategic landscape planning. Offers flexibility 0 o 0
in permissible land uses, but some authorisation may still be

reguired for high impact land uses.

ONA: Natural to Near-Natural

Minimise habitat and species loss and ensure ecosystem
functionality through strategic |

ndscape planning. Offers flexibility o o 0 o 0 o o
in permissible land uses, but some authorisation may still be

required for high impact land uses.

ONA: Degraded

These areas are suitable for development but may still provide
limited biodiversity and ecological infrastructure functions and 0 0 o o o 0 o o 0 0 0 0 o 0 o 0 o
should be managed in a way that minimises impacts on

bicdiversity and ecol

cal infrastructure,

Table 9: Environmental area classification and land use subcategories: WCBSP
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Figure 9 shows that the majority of the George area has either high or
medium visual exposure. Visual impact evaluation is applicable to all
areas.

[0 wmuncescsouNoary  VIEW CORRIDOR VIEWSHED

—  MAIN_RIVERS FOREGROUND HIGH EXPOSURE
B NUANDWATER B  FOREGROUND MEDIUM EXPOSURE
MAIN VIEW CORRIDORS BACKGROUND

—  NATIONAL SELDOM SEEN

— MmN ssompters

— oV

Figure 9: View Corridors Along the Garden Route Coastal Belt (George Municipality,
2009)

A useful dataset (GIS layer) in assessing visual impact is the mapped
ridgelines (). The 280 AMSL height line and the coastal protection zone
is also used as an indicator where consideration must be given to visual
impact in the evaluation of development and land use.

Varied landscapes and topography are one of the greatest assets of
George and it must be made attractive for residents, tourism and
development. Therefore, high lying areas, such as plateau areas and
ridges, need to be retained as visually attractive natural features with
limited opportunity for low visual impact types of development.
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4.3.1.3 The Ocean and Coast

Although the spatial elements that make up the priority natural area
relate to the protection of the ocean and coastline the following spatial
planning (and land use management) aspects must be noted:

e The beaches along the George coastline are an essential part of the
character of the area and is enjoyed by residents and visitors alike.
The tourism (and local recreation) value lies in outdoor activities
(paragliding, kiteboarding, surfing, sun-bating, swimming, fishing,
etc) and the active (employment generating) functions that is linked
to this use (tourist accommodation -facilities and -services).
Possible integration of tourism into environmental areas, on
sensitive scale and with the required mitigation and specified
shared management responsibility, must be considered. Tourism
precincts have been delineated to enhance the opportunity for the
community of George and visitors to enjoy the natural resources of
George in a managed manner. Par. 4.4 has reference.

e Various beaches have been awarded the prestigious “Blue Flag
status”, including Herolds Bay, Victoria Bay and Wilderness beach.
This is testimony to the managing authority’s ability to maintain
these areas to the environmental standard required.

e The protection of coastal access points (See table below) is noted
in the MSDF 2019 (Table 10) and remains a priority.

COASTAL ACCESS POINT ACTION REQUIRED

Fisherman’s Path, Wilderness East | Formalise with safe steps
Gwaing Mouth Maintain and strengthen
Herolds Bay (Including Voélklip & Maintain

Monate)

Victoria Bay Maintain

Leentjies Klip Maintain and strengthen
Kleinkrantz Beach Maintain

Kaaimans River Maintain (see Management Plan)
Wilderness NSRI Maintain
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The Waves of Wilderness

Maintain

Kleinkrantz Paragliding

Maintain and strengthen

Ebb and Flow As per management plan
Buxton Close Maintain

Ballots Bay Secure public access
Sands Road parking 1 Maintain

Sands Road parking 2 Maintain

Wilderness Lagoon public access Maintain

Wilderness Beach Hotel Maintain

Kleinkrantz Maintain

Gerickes Point

Enforce by-laws

Linkage to Map of Africa

Enforce by-laws (paragliding
launch site)

Touws River Mouth (Wilderness
town side)

Maintain and strengthen

Table 10: Coastal Access points
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The management of the access points and the associated uses, if
any, to be evaluated, with due consideration to environmental
impact and safety, but also with tourism/recreational/cultural
opportunity in mind. The coastal access points have a variety of
functions, and the spatial context should facilitate or deter
clustering of uses (depending on the nature of the access).
Classification of access points is required. Public road- and
pathways to these access points (vehicles and pedestrian) should
allow optimal access and freedom of movement.
Access points are destinations and equitable access is essential,
celebrating the natural, rural and heritage value of that particular
location and offering local economic development opportunities.
Publicly owned coastal land and designated nature reserves must
be protected where its value to facilitate public access to these
destinations is confirmed. The development of the access points at
the following destinations requires investigation and investment to
the benefit of the users:

e Gwaing River Mouth;

e Hansmoeskraal area;

e above Ballots Bay;

e Garden Route Dam and the Kat River Nature Reserve;

e George Botanical Gardens, linking to the Van Kervel
Nature reserve and the Witfontein reserve beyond,
and to the Rooirivier river corridor;

e The Fort Koppie Nature Reserve;

e Wilderness Estuary and Beach;

e Kleinkrantz Beach;

e Tourism precincts (see Par.4.4).

One of the mechanisms the ICM Act provides for is the
establishment of coastal management lines (CMLs). The objectives
for declaring the GRNP CML are to-

a) minimise the human and environmental conflicts that occur in
the coastal areas of the GRNP;

b) provide measuresto control and manage development to avoid
coastal risks and vulnerability emanating from coastal
processes that could impact on property, human life, social
dynamics and economic opportunities; and

c) provide additional mechanisms for preserving coastal spaces
that have social importance such as cultural and heritage sites
as identified in the Garden Route National Park Management
Plan.

The CML, coastal risk lines and Coastal Protection zone, Par 3.1.1.1
constitute an important spatial structuring element of coastal
towns of George. Related land use management guidelines and
mechanisms must be enhanced through committed by-laws and
overlay zones.
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4.3.1.4 Climate Change Mitigation and Adaptation

Climate change has the potential to exacerbate current economic-,
social- and environmental problems/risks.

Mainstreaming of climate change adaptation and mitigation implies that
local government adopts, expands and enhances the climate risk
measures as part of their normal planning processes, and into their
existing everyday activities and functions. Mitigation and adaptation to
climate change will require both stand-alone policies and integration
into development planning tools, such as IDPs and SDFs. The SDF
proposals are framed to facilitate interim actions in the absence of a
Climate Change Action Plan for George.

The strategies that support the MSDF, specifically with regard to
integrated public transport, efficient infrastructure, and compact
development, protection of ecological infrastructure, socio-economic
growth and smart, sustainable human settlements and disaster risk
management (See Par.4.4) contributed towards climate change
resilience. Strategic guidelines, land use management requirements and
available risk indicators will aid awareness and require response to
climate change issues, mitigation and adaptation considerations.

The full potential of George’s assets has not been fully realised. George
is framed by an extraordinary natural and rural landscape. This
landscape is a significant contributor to its economy and in the sense
that:

e The agricultural sector remains a significant contributor to the local
economy and in turn feeds into its manufacturing sector.
Beneficiation of agricultural products particularly in niche areas,
many of which are already present in George, is identified in the
Rural Development Plan for the Garden Route District and the
Integrated Urban Development Framework as an important
economic strategy.
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e The predominant sector of the economy in George Municipality is
the tertiary or services sector — tourism, feeding off the natural
environment and cultural heritage is an important role player in this
sector. The amenity that George offers as a place to live, and work
is partly responsible for the growth of this sector.

4.3.2 Settlement and Nodal Hierarchy

The municipal area of George hosts a number of settlements (defined to
include a residential component), each of which play their own
distinctive role in the regional economy, summarised in Table 3 has
reference. Map 17- shows the urban edge around the Herolds Bay area
and surrounding settlements, the Touwsranten-, Victoria Bay-,
Wilderness and Kleinkrantz-, Haarlem and Uniondale settlements. The
George City Area Urban Edge is indicated on Map 38(also on the George
GIS).
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Map 17: Herolds Bay and surroundihg settlements’ Urban Edges

hild - Approximant edge to be confirmed in term of land use approval

D - Urban Edge

2 For Comment Nov. 2022



Legend

@ Airport

= Railroad

m— RO CIdS

[ urban Edge 2019
Nodal Classification

TYPE

B Agri Tourism

S W Intensive Agriculture
@ csD

S Commercial Corridor
- Commercial Precinct

Future Industrial and
[ Residential Mixed use

B industrial Precinct

- Local Convenience
Centre

Neighbourhood
[ Centre

Neighbourhood
- Cffice

Residential
- Densification

- Small Business Corridor
[ Tourism

- Tourist Precinct

[ airport Precinet

o Approximant edge to be
confirmed in term of land use

approval

Map 20: Victoria Bay Urban Edge

DUrban Edge
o

Map 18: Touwsranten and Hoekwil Urban Edges ¥ Euture Growth Linkage

65|George Spatial Development Framework 2023: Draft 2 For Comment Nov. 2022



Map 21: Haarlem Urban Edge

Outside the George urban edge, the business centres of towns and small
rural settlements are being consolidated and reinforced, and the
decentralisation of economic activity curtailed. Map 17 to Map 22 show
nodal areas within higher order settlements.

Within the George city area, a network of existing and proposed mixed
use nodal centres, serving as points of high accessibility and opportunity
for surrounding communities at strategic locations, is identified in this
MSDF, summarised in Table 11. These are the points of investment
priority, where higher order facilities and business activities are
concentrated and supported by a high-quality public realm.

The primary economic centre remains George CBD. The strategy is to
revitalise and redevelop it into a thriving city centre with a high-quality
public realm that embraces the concept of smart growth, contains a
variety of complementary activities, as well as a substantially larger
residential component targeting a broader spectrum of incomes.

66| George Spatial Development Framework 2023: Draft

Map 22:Uniondale Urban Edge

Secondary nodes (existing and proposed) should complement the
George CBD as centres with particular niche functions relating to
commercial, industrial or mixed-use local area services, inclusive of
public services. The intensity/type of uses within the secondary nodes
should not detract from the overall spatial concept of George, which is
focussed towards integration and focussed investment.

Four categories of nodes apply:

Category A: The George CBD is a high intensity mixed use area defined
by a business edge applicable to the core area, including office use and
high-density housing options. Revitalization and urban design focussed
on the public realm, including pedestrian linkages, planning aimed at
improving safety and shared management must be considered in all
developments in the CBD. Two use categories are demarcated:

i.  Thecore (business Edge) area includes mixed uses such as retail,
commercial, offices, residential and other, but excludes
industrial; and

ii.  areasallocated to high density residential development Map 23.
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Map 23: George CBD area and York Street southern precinct

Category B: Commercial Precincts are destinations, within the space
economy of George, serving more than one or two neighbourhoods,
connected by public transport and including a group of properties which
should be read as a whole from an urban design perspective, with
combined secondary access systems. Category B Nodes include specific
areas where regional uses are promoted. Intensification of use in these
nodes are encouraged. “Big box” uses may be included in these areas
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and provision for public transport termini to serve the precincts must be
planned in a coordinated manner. Category B nodes focusses public
investment in the public realm and transportation planning as well.
Office blocks are not supported in Category B precincts, but residential
use above ground floor is encouraged.

Category C: Neighbourhood Centres serve a local community consisting
of one or two neighbourhoods. To distinguish between the scale of use
between a mixed-use precinct and a convenience centre, the following
guideline applies to the latter: Footprint of no more than 12 000m? (on
one or more properties that form the node). Residential use above
ground floor is encouraged

Category D: Local convenience centres are ‘corner shops’. Evaluation will
be on merit, rather than position within the larger space economy of
George. Guidelines include, but are not limited to: A maximum of 250m?
floor area per shop up to a combined total of 1 000m? floor area and
walkability;

Allocation of mixed-use, nodal areas aids the legibility of the George
areas, manages the impact of non-residential use agglomeration in a
manner that the sense of place and quality of living environment of
residential neighbourhoods is kept intact, services planning can be
focussed, and clustering of use can benefit a number of economic
participants.
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Additional points of high accessibility, specifically modal transfer
location/ route intersections, have been identified where transit-
oriented development should be prioritised to support value capture by
harnessing the potential of their location, existing uses and high
connectivity in the public transport network. As far as possible these
facilities have been included in Category A and B nodes.

(O1=lo[0]g7A\ | George CBD Primary activity centre of the city
of George, to be developed to
accommodate a vibrant mix of
residential, commercial, office and
public facilities.

Eastern Commercial | Sub-regional mixed-use node,
Node focused presently on the
commercial potential of the N2, but
also containing a mix of residential
and work opportunities, comprising
the Garden Route Mall, the Eden
Meander, surrounding zoned
business and commercial zoned
land adjacent to the N2. In time
this node will include the future
development of the ‘Kraaibosch
South Extension” site. (South and
west of the N2)

Sub-regional node in proximity to
the N2 and airport, targeted at
Southern Cape ari-processing/
related manufacturing, freight and
logistics, and service industries.
Blanco town centre to be
promoted - containing a mix of
residential, commercial and public
facilities.

The northern Thembalethu
business node to be promoted as
primary commercial centre for
Thembalethu, containing a mix of
residential, commercial and public
facilities. The south-eastern node
also to be diversified and extended
to fulfil the role of an economic
precinct.

Category B

George Airport Node
(outside the George
City urban edge)

Blanco CBD

Thembalethu CBD and
southern node
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Category C

Category D

Pacaltsdorp CBD

Pacaltsdorp town centre, to be
promoted as a civic and business
node containing a mix of
residential, commercial and public
facilities.

York Street-R102 Node

A mixed-use node is supported

The N2/Beach Road
Node

A mixed-use area, with specific
focus on catalytic, regional
function uses.

Conville / George
Industrial Area
intersection on Nelson
Mandela Boulevard

Urban node on the principal formal
public transport/ GoGeorge Nelson
Mandela Boulevard mixed use/
activity corridor containing a
cluster of public facilities and high
concentration of commercial and
industrial uses in the George
Industrial Area

Heather / Witfontein
Node

Local retail centre on the principal
Blanco — CBD formal public
transport/ GoGeorge corridor with
scope for residential intensification

26™M Avenue /
Sandkraal/ nelson
Mandela Boulevard
Road intersection,
Thembalethu

Cluster of public facilities
extending from the Thembalethu
CBD on the principal formal public
transport/ GoGeorge Nelson
Mandela Boulevard mixed use/
activity corridor

Located
urban area

throughout

Corner shops with a limited
footprint.

Table 11: George city area: Priority Nodes, Precincts and Centres

Special precincts to support economic development categories as per
the draft George Integrated Economic Development Strategy are
spatially located to enable services/infrastructure forward planning and
to focus investment proposals.

Economic precincts do not necessarily constitute urban areas.
Residential development and neighbourhood orientated land use are
not supported in precincts and nodes situated in peripheral economic
precincts. Precincts proposed are noted in Map 24. Economic
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enablement, to various degrees of intensity and diversity are permitted
(See Policy 0) on near all properties, but the precincts offer
agglomeration benefits to particular tvpes of uses.

AIRPORT/PRESINCT;

KRAAIBOSCH

Map 25: Peripheral Economic Precincts
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4.3.3 Accessibility and Mobility Network

LEGEND

Class 1 Freeway

Class 1 Expressway

Class 2: Primary Arterial
Class 3: District Distributor
Class 4: Local Distributor
Railway line

) ‘ GEORGE INTEGRATED PUBLIC TRANSPORT NETWORK

aurecon OS] ROADNETNORK FUNGCTIONAL CLASSIGATON FOR USSR

Map 26: George Integrated Public Transport Network (2016) (In process of update):

Functionality Classification

|Legend
B PT2
B3 PT1

Map 27: Public Transport Zones (in process of update, subject to evaluation)
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AMP - ROADSIDE CEVELOPVENT ENVIRONVENT | PROPOSE - CONTROL SHEELT 3

aurecon A éFbR(:F Nﬂ:cn)xrm PUBL lrf""ri/wqpnnr NETWORK
G ¥
Map 28:George Integrated Public Transport Network (2016) (In process of update)

Roadside Development Environment*

The George Integrated Public Transport Network (GIPTN), 2016/17, Map
26 and Map 28, was a significant structuring element in the 2019MSDF.
The George Roads Master Plan, as a component of the GIPTN, is in
process of being finalized (See draft on Map 29) and alignment between
the Spatial concepts and principles of the MSDF (specifically
nodes/precincts, urban densification) and the Roads Master Plan
(Classification, AMP, Roadside Management) must be aligned.
Furthermore, the Public Transport (PT) 1 and 2 zones, needs to be
delineated and adapted to suit the current urban fabric, and to relate to
the availability and quality of public transport. PT 1 and 2 zones relate to
aspects such as parking relaxation as defined in the Zoning Scheme By-
Law. The delineation of PT areas will improve resilience in the land use
management system as the ratios associated with the PT areas will be
applied as standard parking guidelines in the GIZSB, to support
intensification zones. See the Public Transport Corridor concept plan,
Map 27.
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How easily citizens of and visitors to George are able to access the
opportunities, services and amenities it offers is a critical precondition
for growth of the economy and development of its communities. The
MSDF must promote an effective and efficient accessibility network that
supports urban-rural linkages through a productive interaction between
the urban and rural environments, and within the settlements.

Ease of access relates to the efficiency of the movement network and in
particular the public transport services operating along them. This
network follows development and in turn the network can unlock
development opportunity. If well managed, this network will support a
productive and growing economy, if not, it will be a drain on the
economy. A well performing network with a high level of connectivity
will allow for choice in destination through affordability, convenience
and safety - no matter who you are in George or where you live. As such,
it is a significant lever for spatial justice.

For the Greater George Area, the regional movement network must
support the efficient movement of freight and people. This requires
ensuring a clear primary and secondary regional route hierarchy that
defines the role of the route and its investment priority and therefore
guides how potentially conflicting uses of the route and the land use
alongside it are managed to secure efficient mobility. A resilient system
requires that there are clear alternative routes that are able to perform
the same functions when another route is disrupted. This same network
must support the ability of rural dwellers and workers, and those living
in smaller rural settlements to be able to access services and amenities
within a reasonable time and distance.

The implementation of the Western Bypass is an important
improvement to this network and removing conflicts within the George
city area in favour of protecting space for local accessibility. The
proposed Western By-pass has been proclaimed and the final alignment
is illustrated on Map 38.
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At a broader municipal scale, in order to relieve congestion along the N2
(particularly during peak season), it is proposed that the R62 is upgraded
to accommodate regional tour buses and freight traffic. This would
enhance regional mobility and freight, aid disaster risk management
(additional route in the event of the closure of the N2 in a disaster
situation (i.e., natural fires)). Thirdly, it would provide an economic
driver to the towns along the R62.

The R62 is a significant tourism route, the CNN has voted it as one of the
top ten road trip destinations in the world (Bremmer & Shadbolt, 2017).
It is proposed that in addition to upgrading the R62, land use and
mobility tensions should be managed through street design and land use
planning as opposed to the implementation of bypasses. This will ensure
that the attractive quality of the route is maintained. An example of a
tourism route in the Western Cape that accommodates both the scenic
and tourism nature of a freight route is the section between Montagu
and Barrydale as well as certain sections of the N2.

The N12 ‘Treasure Route’ is also a nationally endorsed tourism route
running through five provinces, offering tourism development potential.

Longstanding plans to re-align the N2 still stand. The existing N2 is no
longer fulfilling the function of providing mobility to the extent that it is
expected of a national route. Planning to improve the N2 to provide
improved mobility dates back almost five decades. Renewed attention is
to be focused on this objective. The basic planning and route
determination was completed in the 1970s culminating in the
declaration of the road reserve in 1978. As such it provides the basic
departure point for the future development. It is however not a
foregone conclusion that the road will be developed in full within the
1978 declared road reserve. The required environmental authorisation
process may impact the final design (alignment). In the meantime, an
improvement to the existing N2 between George and Wilderness to be
implemented as an interim mitigation. The roll out is planned in 2-phases
to occur continuous with an anticipated commencement date in 2023.
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This process will span beyond the timeframe of this MSDF, it is a project
to be implemented in the next 15 — 20 years. However, the vulnerability
of communities with only one entrance and exit on the current N2
presents risks as can be seen from the experience of some of the coastal
towns in recent wildfires. From a risk management perspective, the
opportunity for alternative evacuation routes and for redundancy in the
mobility system given the N2’s national role cannot be ignored.

Saasveld
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DigitalGlobe:
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Map 30: George to Kleinkrantz (red — declared road reserves existing and 1978; yellow
— where the road is to be developed into the 1978 declared road reserve) (SANRAL,
2018

With respect to the interim access solutions (SANRAL), the new, shared,
secondary access positions will impact land use planning along the N2.
Proposed positions of the intersections to be confirmed (See Map 31).

Map development in progress.

Map 31: Access Positions along the N2 (to be provided by SANRAL)
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In the George city area, there has been a significant increase in traffic,
related to formal and informal development in the past five years. There
are missing linkages in the movement network that need to be
introduced to enhance connectivity in the network and provide
alternative routes in emergencies. The improved connectivity routes
need to be addressed in the updated Roads Master Plan. The proposed
roads will bridge missing links to create a legible hierarchy and a ‘super-
grid’ for the urban area. This is identified conceptually in this MSDF and
will need to be refined in the CITP and Road Master Plan.

These linkages are as follows:

° The Thembalethu LSDF proposes an extension of Ntaka Street
(parallel to the N2) to tie in with a future road that would
connect the Eastern Commercial Node to the land identified for
long term urban growth to the south of this node and to the east
of Thembalethu, as an alternative, direct access to employment
in the Eastern Commercial Node and on the land to be
developed in the long term.

. The Rand Street extension from Rosedale across the N2 linking
with the industrial areas to the west and the north will improve
access to employment areas from the broader Pacaltsdorp area.

. The Thembalethu LSDF also proposes that a link road from
Thembalethu along Ngwenesha Street, past the wastewater
treatment works, be considered to tie in with the Rand Street
extension to improve access to the industrial area from
Thembalethu.

° A further link between new developments on the south-western
edge of Thembalethu to Pacaltsdorp.

° A link between Knysna Road (at the Eastern Commercial
Precinct) and Nelson Mandela Boulevard.

. Additional road linkages to the proposed Gwayang Industrial and
mixed-use area.

. Additional western road linkage across the N2 to serve the

densification of the Pacaltsdorp area.
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. The Kaaimans Road extension to Glenwood Road and Glenwood
Road re-instatement.

° Various emergency services access lanes/alternatives to serve
disaster risk management.

. Secondary road linkages, within economic precincts (specifically

Thembalethu Node 1, the York/R102, Pacaltsdorp Node and
Blanco node) to facilitate coordinated access to such nodes to
enable uptake of rights and economic development.

The construction of these linkages will serve to formalise informal desire
lines, enhance their convenience and safety, improve efficiency of public
transport services, and create alternative entry and exit points for these
communities, thereby improving the disaster risk response and
resilience of these communities, currently served by a single entry and
exit point. Although some of these connections are minor, their
importance should not be underestimated and needs to be considered
as priority and preferable to the proposed Southern Arterial as they are
more feasible from a cost perspective and as a result could be
implemented sooner with greater benefit to a large proportion of the
George community that do not own cars.

The performance of the movement network and the viability of the
public transport system (be it mini-bus taxis or the Go George bus
system), in particular, is highly dependent on settlement form and the
distribution, mix and density of land use in these settlements, and a clear
road hierarchy with good connectivity.

The priority nodes identified in Table 11 are located within a network of
principal public transport corridors. Both should receive focussed
attention in terms of investment priority and land use management to
support the functionality and sustainability of the Integrated Public
Transport Network. A 500m walkable residential densification zone has
been identified along the principal public transport corridors, which is
read with the system of land use intensification areas.
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Importantly, international best practice, SPLUMA and the PSDF
underscore that the movement network cannot only be a matter of
mobility for cars and modes of public transport but the mobility network,
must also facilitate walkability and the use of non-motorised transport
(NMT). Itis estimated that walking is the main mode of transport for 45%
of the George city area’s residents. The settlements in George and parts
of George city currently have a high level of walkability. This MSDF seeks
to encourage this further. Principal public transport routes, together
with the city-wide open space system, should form the basis of the NMT
network.
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George Integrated Public Transport Network
Urban Corridors as Key Structuring Elements

Map 32: Principal Public Transport Corridors (2017 — to be updated GIPTN 2022)

Pedestrian and NMT linkages need to be safe to users and as such
visibility and formal design is key. The design of the main transportation
corridors and current and proposed linkages to focus on facilitating
pedestrian movement and NMT. The prioritisation of public transport
and walkability in this MSDF is an important contributor to economic
development, increasing footfall to enhance the viability of street level
commercial activity and reducing movement costs to increase
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disposable income. This also aids in reducing George’s carbon footprint
and the resulting contribution to climate change. The current movement
of people, (public/private/cargo- vehicles, pedestrian), in the Greater
George has been captured in the modelling of the GIPTN. The immediate
priority for additional pedestrian linkages to be advised via the GIPTN
(currently being finalized).

This modal hierarchy must define investment decisions. Infrastructure
investment decisions must prioritise non-motorised transport, public
transport, freight transport and then the private motor car — aligned to
a route hierarchy. This is an equitable approach directly correlated with
need in the George Municipal Area. Accessibility and mobility should
enable movement 24 hours a day, seven days a week and should not be
focussed on dealing with peak hour car-based traffic congestion.

Public Transport/ Activity Priority Nodes
Corridors

George CBD — Pacaltsdorp on York George CBD
Road/ B(_aaph Road, Rosedal_e Western/ Gwayang Industrial
Road, Mission Street, Olympic -
Road Pacaltsdorp Nodal Precinct

George CBD — Thembalethu on
Nelson Mandela Boulevard /
Sandkraal Road.

Future Lateral links

Nelson Mandela Boulevard /
Conville / George Industrial
Area intersection
Thembalethu CBD (Northern
Nodal Precinct)
Nelson Mandela Boulevard/
Thembalethu Southern Node
George CBD — Garden Route Mall Eastern Commercial Precinct

on Courtenay Street / Knysna Road

George CBD - Blanco CBD on
George Road
The Airport Node to York Street Airport Precinct
Node on R102 Southern York node
Table 12: Principal Public Transport / Activity Corridors: City Area

Blanco Precinct
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The George Roads Master Plan (in Progress) will align with the spatial
vision and concept of the MSDF, and will coordinate road classification,
incorporating roads side development environment, public transport
network and priorities and possible linkage to rail infrastructure.
Current (2021) road classification and rail infrastructure is indicated on.
The current (2021) Go George network is shown on Figure 10Error!
Reference source not found.. Furthermore, the proposed road network
linkages in the city area are indicated on Map 38.

The coordinated roads and public transport system is an important
informant to the spatial concept and integration of the MSDF and the
roads master plan must be finalised prior to the adoption of the final
MSDF.
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Map 33: Road classification and rail ways and stations in the Greater George Area
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4.3.4 Composite Spatial Concept: George Municipal Area
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4.3.5 Spatial Concept for the George City Area
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4.4 Spatial Elements

The spatial concept (Par4.3) describes the arrangement of people, places, infrastructure, services and environments.

Various elements are depicted on Framework plans. The guiding descriptions below should be read with the strategies, policies and policy guidelines
noted in Par.4.5 and aim to provide a general indication of land use structure and elements in George.

No Name Explanation

1 Node/ ¢ Nodes are areas where a higher intensity of land uses and activities are supported and promoted. Typically,

precinct any given municipal area would accommodate a hierarchy of nodes that indicate the relative intensity of
development anticipated for the various nodes, their varying sizes and their dominant nature.

e A hierarchy of nodes is proposed for the municipal area. Nodes are strategically located areas on high-usage
routes where a high concentration of activities and mix of land uses (commercial and public/community
facilities) should be encouraged, appropriate to the character of the area and its role in the spatial structure. In
addition, private sector investment should be supported through interventions in the public realm, which would
typically require an urban design plan that addresses hard and soft landscaping, street furniture, street cross
sections, parking and accommodation of public transport. A further critical component for the establishment of
community nodes is the clustered provision of new public facilities such as schools, clinics and community
halls. In addition, private sector investment should include interventions in the public realm, which would
typically require an urban design plan that addresses hard and soft landscaping, street furniture, street cross
sections, parking and accommaodation of public transport and shared community spaces.

e Some precincts overlap with small scale (micro/boutique) industries and manufacturing land uses can be
considered when it is linked with a Business/Commercial component.

¢ However, the Business/Commercial component must still be the dominant land use for the development as a
whole or individually for each Business/Commercial company

la | Central e The Central Business district is the primary economic core of the city area, consisting of main businesses,
Business District commercial activities, corporate head offices, regional community services, transportation hubs and open
(CBD) Category spaces.
A Node e Focussing on mixed land uses including high density residential.

Development of flats advised to include retail component on ground floor.
CBD Core o The CBD is subject to the restructuring zone together with the residential densification fringe, this fringe relates
_ density in accordance with distance form public transport routes. Measured as walking distance from public
gestructurmg transport route (80u/ha (or more to be motivated) for 150m, 60u/ha in 151-350m and 45u/ha for 351-500m.
one
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No Name Explanation

1b | Commercial e Commercial precincts act as areas of mixed use commercial and retail nodes. These sites include business
Precinct opportunities, shopping centres and residential densification.
(Category B e These zones are located along mobility routes with public transport transfer location to promote access to
Node) facilities and services. Transport Orientated Development (TOD) envisioned for commercial precincts.
¢ Residential densification promoted in areas surrounding commercial precincts.
o Offices not to be included in these areas, should only be located in the CBD.
e Commercial precincts may include tourism related activities or facilities to increase viability.
¢ Residential Densification— measured as walking distance from public transport route, directly adjacent to the
node boundary (80u/ha (or more to be motivated) for 150m, 60u/ha in 151-350m and 45u/ha for 351-500m.
Residential in node only above ground floor.
1c | Neighbourhood | e Neighbourhood centres are characterised by a cluster of shops including large and small retail facilities. The
Centre aim of these zones is to provide for surrounding neighbourhoods.
Category C e Excludes the development of offices.
Node e These areas are limited to a maximum floor area of 12000mz.
1d | Local e Small shops (maximum 250mz2 leasable) to a maximum of (Building regulations) 1000m2 leasable area in total
Convenience per node.
Centre e Focus on providing day-to-day products for surrounding residents.
Category D e Can accommodate residential opportunities above ground, for example flats, limited to two stories.
e This zone excludes offices.
le | Tourism e Areas identified to contain a combination of tourist related facilities and accommodation.
Precinct ¢ Not aretail node but may include tourism relates small shops (convenience), restaurants, sport-and recreation-
and services- conditions to be included in land use application.
e Mitigation of environmental issues and impacts of climate change to be addressed during development
process.
¢ Visual impact to be to be mitigated in areas of scenic value and along landscapes.
e Public access to be protected in all instances.
e Applicable heritage and cultural resources to be protected and incorporated.
1f | Agri-Tourism e Areas located along the R102 and R404 have been identified as areas to promote agriculture activities in
combination with recreational and tourist related facilities.
e These zones seek to increase the viability of the airport support node.
e Agricultural industry aimed at improving tourist related activities and facilities to be encouraged. Consent uses
allowed on Agricultural Zone | properties to be used as guide for development.
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No Name Explanation

e The subdivision of agriculture land will not be supported in principle, unless in intensive agriculture area.
Urban residential land uses not supported; areas used for non-urban activities.
e Visual Impact (scenic vista) and context character to be considered.

1g | Airport Precinct | e The airport precinct refers to the airport together with proposed land uses surrounding the area that will be
ancillary to the airport.

e Airport area includes airport infrastructure (including terminal building), tourism related uses and
accommodation, renewable energy structures, warehousing/ light industrial (logistics, cargo and cold storage
bulk freight) to support a freight facility extension and aviation related use, transport orientated development
and facilities.

Non-residential node — no residential density zone applicable

¢ Industrial support area, link to agri-processing zone

Surrounding land uses to be restricted in order to protect the flight airspace.

1h | Mixed use o Applicable to all large-scale developments (more than 20 housing opportunities)

investment sites | ¢  The nature of proposed development on these sites varies based on the site context.

e These project areas aim to provide a graded income- and density mix, combined with significant public realm
interventions and transport-oriented infrastructure/facilities.

¢ Integrated development to include appropriate socio-economic opportunities and fine grain integration of uses.

1i | Public realm e These areas are designated for investigation of upgrading of public realm to create community areas, markets,
trading spaces etc.

1j | Utility precinct ¢ In addition to municipal infrastructure networks, various utility precincts are noted to accommodate combined
utility infrastructure uses, including solar installations, water-sewer- and refuse infrastructure

2 Gateway o Gateways indicate entrance points to urban settlements which require road design and land use management
interventions (visual impact, signage and landscaping) to enhance the sense of place. Interventions along
access routes are focused on physical upgrades, roadside development management and land use
management interventions.

e Areas outside these gateways to be treated rural landscapes. (Additional gateways added to rural settlement
areas, including Hoekwil, Uniondale, Heroldsbay; any area with an urban edge to indicate transition from rural
to urban.)

3 Green Gateway | e Green gateways are strategic access points that must provide public access to the green system/network,
including coastal access points, access to tourist precincts and protected areas.
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4 Commercial o Commercial Corridors refer to routes that form activity spines along which a mix of high-density urban uses
Co_rridor/ Activity should be encouraged, and public transport should be promoted.
Spine o AMP to reflect roadside development environment.

e Fine grain access supported, or secondary access system provided.

e Activity (mixed use) corridor, along public transport route, with secondary access possibilities. Includes TOD
opportunity, business/retail, industrial transition, tourism, higher density residential.

e Only existing offices (not extension of office use).

o Road design to support pedestrian orientated development and vehicle access should not be a priority for
business use. Specifically aimed at supporting vibrant, existing street front activity.

5 Mobility Route/ | ¢ Mobility routes refer to roads that function as primary mobility routes linking settlements as well as

Principal Arterial neighbourhoods.

Routes e Access management plans (including access spacing) to reflect urban- and rural areas in order to support
nodal precincts. All areas within the urban edge to be considered urban. Mobility specifications not to be applied
in areas indicated as community spines.

The main public transport routes follow the main arterials and link the main nodes and precincts.

e Zones of residential densification are encouraged along the main routes.

6 Scenic Route e Scenic routes refer to routes that provide vistas over scenic landscapes and the experience of a sense of
place. All main roads (highways and main arterials are considered scenic routes to a degree, but the main
scenic routes are noted in Par 4.3.1.1).

¢ Land use management for scenic routes should be aimed at retaining the sense of place and important vistas
from these routes. The focus is thus largely on managing development adjacent to these routes.

e Aspects to be addressed in such a Scenic Route Overlay Zone, include: the extent of the zone; the nature,
scale and placement of development; landscaping and lighting; services and additional studies to inform
development proposals such as visual impact studies. (Land use management intervention applicable to all
roads in George except the inner-city area)

7 Retained Rural | ¢ Retained rural areas include undeveloped (wilderness), rural and agricultural areas that must be retained,

Areas protected and/or improved (e.g., alien clearing). The protection of these areas is critical to ensure that the
ecosystems which support life in the George area function optimally and that agriculture as a key driver of the
local economy retains its viability.

e Retained rural areas does not promote or encourage the land to be used for land uses normally associated
with urban areas. Although, agri-processing initiatives and developments can be allowed.
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No Name Explanation

e Development guidelines should be agreed upon upfront for these areas of significant rural character and
landscape value, particularly where these fall within areas of high botanical, heritage, cultural and scenic value
within the urban edge.

o General development guidelines include:

a) Appropriate treatment of interfaces, heights, form of development and intensity - reinforce rural landscape
and activity character and reflect compact unobtrusive nodes, conforming to local vernacular in terms of
scale, form and design;

b) Development to comprise of natural/scenic/cultural compatible land uses informed by transformation
thresholds, including:

a. Resort and holiday accommodation;
b. Recreation facilities; and
c. Social and Community Facilities (e.g. ECDs).

c) Limit development footprints of low-density housing and facilities: Rural development guidelines;

d) Maintaining the dominance of the natural and agricultural landscapes;

e) Create a dominant ecological conservation and preservation area as a major component of undisturbed
landscape to form part of the Critical Biodiversity Areas (CBAS);

f) Create strategic ecological corridors through the site to strengthen the linkages between CBAsS;

g) Introduce a gradient of landscape uses that filter from conservation areas (biodiversity and/or heritage)
through to the community gardens that act as a functional buffer between the conservation area and
development, protecting conservation worthy places and heritage areas (e.g., farmsteads);

h) The settings of special cultural features are to be protected by providing them with ‘breathing space’ and
leaving public views uncluttered.

i) Traditional patterns of plantings are to be protected by ensuring that existing tree alignments are not
destroyed but are reinforced or replaced by enhancing traditional patterns with suitable species.

i) Avoid infrastructure projects which create visual and physical barrier, and ensure sensitive siting of
infrastructure, especially renewable energy installations (e.g., solar);

k) Maintaining dominant landscape features and their continuity (e.g., ridges, valleys);

I) Avoid wall and land-locked effect by maintaining visual permeability to surrounding rural landscapes.

m) Provide view corridors and pedestrian/open space linkages;

n) Low impact/green technologies implemented wherever possible; and

0) Integrate settlement patterns with the existing water system through the use of green infrastructure and
sustainable urban drainage systems. This may require Environmental Impact Assessment, Visual Impact
Assessment and/or Heritage Impact Assessment.
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No Name Explanation

8 Critical e Critical Biodiversity Areas are areas required to meet biodiversity targets for ecosystems, species and
Biodiversity ecological processes, as identified in a systematic biodiversity plan.
Area (CBA) e The primary purpose of including the CBA layer on the Focus Area Framework Plans is to guide decision-

making about where best to locate development. It should inform land use planning, environmental
assessments and authorisations, and natural resource management by a range of sectors whose policies and
decisions impact on biodiversity. It is the biodiversity sector’s input into multi-sectoral planning and decision-
making processes.

Note: An area being designated as a CBA is a scientific determination and not a zonation. Areas indicated as
CBAs indicates sensitivity and not development rights. Sensitivity is determined by many factors in addition to the
vegetation type and condition. Any dispute over whether a site qualifies as a CBA needs to be undertaken through
a verification protocol. It is not up to the EAP/specialist/applicant to decide whether a site qualifies as a CBA or
not.

9 Ecological e Ecological Support Areas (ESAs) are not essential for meeting biodiversity targets but play an important role

Support Areas in supporting the ecological functioning of CBAs and/or in delivering ecosystem services.

e CBAs and ESAs may be terrestrial or aguatic.

e The primary purpose of including the ESA layer on the Focus Area Framework Plans is to guide decision-
making about where best to locate development. It should inform land-use planning, environmental
assessments and authorisations, and natural resource management, by a range of sectors whose policies and
decisions impact on biodiversity. It is the biodiversity sector’s input into multi-sectoral planning and decision-
making processes.

o CBA and ESA must be applied as components of a continues whole in the evaluation of environmental impact.

10 | Priority Natural | ¢ The layer refers to a combination of the proclaimed protected areas, Critical Biodiversity Area, Environmental

Area Layer Support Area, Coastal Management Line and Garden route national park buffer area (SANParks) to be read
with the hydrological buffer area and slope analysis.

e Areaindicated as a continuous environmental area.

e The layer includes the environmental conservation agreements, Marine buffer area along the coast as well as
environmental stewardship areas.

e The intent of this area is not to negate development but to seek to reduce the negative impact on areas that
may influence the environmental integrity of the hole area.

¢ Mitigation to be considered on site specific circumstances. (Include conservation agreement areas and marine
buffer areas and coastal protection zone on environmental layer).

e Input from relevant environmental authorities required on proposed developments.
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11

Green Core

The Green Core comprises of the following: Green spaces including vacant plots, public and private open
space (which include formal recreational facilities and ancillary uses), and green corridors in urban areas that
connect retained rural areas. Green Cores are thus envisioned to form supporting ecological corridors (to CBAs
and ESAs) and at the same time provide recreation areas and potential opportunities for urban agriculture.
These areas should be protected from inappropriate urban development.

Only low-key interventions aimed at providing appropriate public/community facilities (possibly through a long-
term lease to private sector operators) and security measures should be allowed.

Planning for such interventions must include urban design and landscaping plans and in some instances the
inputs of environmental specialists may be required to deal with issues such as floodplain management and
impacts on heritage resources. In addition, the interface with surrounding private land holdings may need to
be addressed as fencing and physical access may pose a challenge.

A purpose of the Green Core is to establish a functional open space system.

12

Intensive
Agriculture. Peri-
Urban Farming

These are agricultural areas situated on the urban fringe, which could be suitable for intensive farming, and/or
land reform projects depending on the specific circumstances and subject to the economic viability thereof.
Principle use remains agriculture (Agriculture Zone 1) and division to a minimum area of 40ha is supported,
subject to comment from the relevant authorities.

Land use management issues that will have to be addressed include: plot sizes; the nature of agriculture
practices including tunnel farming (i.e. visual impact) and livestock farming (it would for instance not be
desirable to accommodate certain types of livestock farming adjacent to residential areas); the scale and
placement of structures that may be allowed, managing the visual impact of smaller land parcels; and the
potential for secondary uses such as, farmstalls.

13

Approved
Housing
Projects

Approved housing projects indicates sites where public housing development projects are in the planning
phase

14

Proposed Future
Housing
Projects

Proposed future housing projects indicate sites that have been identified as potential sites for public housing
development projects.

Priority Social housing sites are proposed, providing rental accommodation for those earning up to R22 000
p/m per family

Subsidy projects (committed and pipeline)

15

Gap Housing
possibilities

Areas identified for investigation for gap housing (ownership)

16

Industrial

Industrial refers to existing and proposed industrial areas.
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¢ Industrial development, and in particular, agri-processing is regarded as a key driver of the local economy.
It is thus suggested that the new trends in manufacturing can be accommodated in the land use management
system, in particular the need for smaller premises.

e Some overlap with Business/ Commercial land uses can be accommodated, should it be linked to industrial

uses.
17 | Residential o Densification zones are areas within existing settlements where residential densification should be
Densification accommodated and promoted through appropriate mechanisms such as redevelopment, infill, subdivision,

second dwellings, sectional title, greenfield or brownfield development.

o Densification is promoted in all urban areas with specific focus on areas surrounding primary transport corridors
and identified nodes. Density — measured as walking distance from public transport route (80u/ha (or more to
be motivated) for 150m, 60u/ha in 151-350m and 45u/ha for 351-500m.

18 | Public/ e This designation includes a variety of public and community facilities, libraries and various educational facilities
Community such as créches, schools and tertiary educational facilities as well as, ancillary uses such as sports fields,
Facility/School/ boarding facilities and student accommaodation.

Education
19 | Urban Infill e A key strategy of this SDF is infill development of strategic sites in urban areas. Urban infill is largely focused

on achieving higher densities in urban settlements and providing a greater variety of housing options to speed
up the delivery process and create more sustainable settlements.

21 | Urban Nodes e Urban Nodes form the highest order in the hierarchy of settlements in the municipal area. These nodes
represent the areas for high intensity urban development for integrated human settlements where the largest
spectrum of specialised land uses should be accommodated in the municipal area. Urban Nodes can be
divided into the Primary Regional Service Centre and the Secondary. Refer to Table 11.

22 | Rural Nodes ¢ Rural Nodes or settlements are nodes in the rural hinterland within the Retained Rural areas, including the
Agricultural Zone.

e They are located along key movement routes and serve as service centres for the rural areas and agricultural
areas.

e They should provide services and goods to the immediate rural areas, but not on the same level as the Urban
Nodes, which should serve as centres where specialised goods and services are provided. - The Hierarchy of
settlement and nodes apply. Refer to Table 11.

24 | Small Holding | ¢ Areas recognized as small holding areas and land uses allowed as per the GIZSB and the Rural Development
areas Guidelines.
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Small holding areas are restricted as per the relevant LSDF. Refer to Table 3.

25 | Heritage Sites | ¢ These are sites that contain buildings/structures older than 60 years.
older than 60 e The Heritage Inventory 2016 identifies sites (GIS Layer). Heritage precincts to be delineated. The Heritage
years Strategy will aim to add substance to the heritage identification and protection intent.
26 | Informal ¢ An unplanned settlement on land which has not been surveyed or proclaimed as a township, consisting mainly
Settlements of informal dwellings (shacks).
27 | Backyard e These are areas where significant back yarding occurs and where policy relating to formalization/upgrading of
formalization backyard dwelling, either through ownership options or other interventions may apply.
zones e To be delineated with due process.
28 | Biodiversity e Biodiversity stewardship is an approach to entering into agreements with private and communal landowners
Sfcewardship to protect and manage land in biodiversity priority areas, led by conservation authorities in South Africa.
Sites e |t recognises landowners as the custodians of biodiversity on their land.
e Biodiversity stewardship is based on voluntary commitments from landowners, with a range of different types
of Biodiversity Stewardship Agreements available to support conservation and sustainable resource use.
o Some types of Biodiversity Stewardship Agreements are formally declared as Protected Areas in terms of the
Protected Areas Act, providing long-term security for the sites involved.
¢ Conditions regarding biodiversity stewardship agreements may be set in properties in the priority natural areas.
29 | Urban Edge e The Urban Edge is defined as a delineated line that serves to manage, direct and control the outer limits of

urban development.

This urban edge should be implemented as a planning tool in order to promote the principles of densification,
infill development, compact city, and to establish limits beyond which urban development should not be
permitted.

Urban Edge and Designations Disclaimer 1 - The urban edge and designations of spatial elements on the
maps do not have to strictly follow cadastral boundary lines. In the event of uncertainty in the application of the
urban edge or designated spatial element, the Municipality is the authority to confirm or make the determination
if land is located within or outside the urban edge, and the designated spatial element. The Municipality has
the authority to correct minor amendments on an ad-hoc basis in the event of oversights or minor administrative
errors, or where it is deemed necessary, without amending the actual physical text or maps of the SDF
document itself.

Urban Edge and Designations Disclaimer 2 - Due to the scale of the urban edge line and designations on
maps, these map elements can cover large tracts of land. Cadastral specific determinations if required in terms
of more detailed design and planning of the actual area to be developed as part of the land survey and
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registration activities, architectural design, and any other legislated approval processes, would also be
determined on an ad-hoc and need-to-know basis. This would also not require the actual physical amendment

of the text or maps of the SDF within the actual document itself.

30 | Cemetery

An investigation to identify additional cemetery space is underway. The extension of existing cemetery facilities,
where appropriate, is noted (to be confirmed)

Table 13: Spatial Elements
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4.5 Spatial Strategies and Supporting Policies

Three spatial development strategies support the spatial planning
approach to directing and managing development and investment in the
Greater George Area and the George city area:

Supporting an

Protecting
resources and the

Supporting
efficient socio-economic

settlement form environment

well being

These strategies are informed by five high level contextual factors:

e The population, and specifically the number of households,
continues to grow, so demand for services (engineering, municipal-
socio-economic- and housing) continues to increase.

e The urban form must benefit all the residents, visitors and users of
George. Transformation of apartheid urban form has been slow and
the imperative to change this has reached a crisis point. An
integrated and transformative settlement form is needed.

e Protection of the natural environment as an asset and as an
essential component of a resilient George cannot be negotiable.
Extreme environmental events have been felt close to home and
municipalities are at the coal face of driving resource management,
disaster management and recovery processes.

e Various factors, including the Covid19 pandemic and energy crisis,
has put a strain on the economy and the fall-out has left many
unemployed and has exasperated poverty and increased inequality
and vulnerability. Rebuilding the economy, in a broad-based, multi-
facetted manner is key.

e This impacts on public revenues. Consolidating efficiencies and
productive investments that build on what we have is going to be
critical. Fiscal sustainability is key.
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These strategies are based on the rationale that if the settlements and
the systems that support these settlements within and beyond the
Greater George Area perform for the people of George, they will work
for anyone and will indeed attract others to live, work, play and invest in
George. This is of course already happening. People across a spectrum
of incomes migrate to George in search of the various amenities and
opportunities that it offers. However, it should also be acknowledged
that George does not work for all of its people equally well - should the
settlements and systems work better for the poorer members of society
this could play an important role in uplifting the quality of life and social
and economic prospects for all. It would also improve George’s
attraction for job- creating investors.

Focussing on the basics and the quality of services, facilities and
amenities provided to its citizen-customers in an equitable way is a
precondition for real, inclusive growth that sets up a trajectory where
everyone is positioned to progressively be active participants in the
economy and less in need of state assistance. In turn, public finances can
be released for more catalytic investments.

The less citizens are socially and economically marginalised the less
vulnerable they are to extreme events, and again the need for state
assistance. At the same time, the less George pushes itself to operate at
the extreme of affordability the more able it is to cope with shocks and
to support the recovery process, as well as to invest in economic
development.

There are a number of ways in which George is a leading intermediate
city in South Africa from a resilience perspective giving foundations to
build on:

e George has managed to contain its outward growth therefore
mitigating the costs of sprawl

¢ Innovative densification and use intensification mechanisms are
provided for in the Zoning Scheme Bylaw — in support of the spatial

2 For Comment Nov. 2022



concept- to allow fine grain development and use opportunities.
Examples are inclusion of agri-processing in agriculture area as part
of the primary right, allowing limited socio-economic activity on
erven zoned for residential purposes, enabling the construction of
rental units with consent (double dwelling, second dwelling,
additional dwellings, as example).

e George and the Western Cape Government have, in partnership,
designed and initiated the implementation of an innovative modern
public transport system.

e Infrastructure master planning is advanced and engineering
services- and transportation modelling processes enable strategic
alignment with spatial planning and infrastructure programming.

e Bulk infrastructure funding (BFI) in 2021/2022 is applied to boost
the availability of water and sewer bulk infrastructure.

e The mannerin which municipal finance and expenditure is managed
supports fiscal sustainability. The George Municipality has received
clean audits for a number of years.

There are also a number of flags that suggest that, if not carefully
managed, George will become more vulnerable, and its sustainability
will be at risk:

e Public finances are not able to keep up with current infrastructure
needs and operating costs are being managed but possibly at the
expense of the optimum operation of infrastructure systems.

e An increasing number of households are defaulting on their rates
and service charges, pointing to affordability thresholds. The
increase in informal dwellings, which must be provided with basic
services is placing a burden on municipal finances. Formalization of
use and registration of indigents are required to ensure access to
funding streams.

e George has a higher number of government assisted housing units
(historic) than other towns in the District. Although aiding upward
mobility and providing an avenue for first time homeowners to
access the market, this availability of ‘gap housing’ units is limited.
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There is a shortage of ‘gap housing’ opportunities
(erven/houses/units).

e Take up of bonded housing units has been rapid in the past five
years. The pipeline of market-ready bonded units may not cater for
semigration. This means an uptake of gap-market opportunities by
higher income earners, rather than catering for the middle-lower
affordability market.

e Absorption/formalization of the informal and backyard dwellings,
to provide a safe, equitable and decent living environment for
residents, must be done with a new way of thinking, leaning
towards densification, fine grain infill and ingenious tenure
upgrading and formalization approaches/solutions,

e George needs to manage the absorption of the housing backlog and
projected growth — and must endeavour to maintain a reasonable
standard of supportive facility provision and recreation/open
space opportunity.

e Economic opportunity must extend to an enabling economy and
with a focus on supporting the livelihoods of people on a small grain
basis.

e The natural environment is still being eroded in small increments,
both by development and farming practices. The ecological
functioning and heritage value must translate to protection of this
important asset.

e Also refer to the key aspects noted under Par 3.2.5.

These are all directly impacted on by how the MSDF guides the future
development of the Greater George Area. There is considerable
opportunity for the MSDF to build on George’s assets and to guide
responsible, smart growth that does not increase but lessens George’s
vulnerability and viability and enhances its generative potential.

There is substantial vacant and under-utilised land within the urban
edge of the George city area that can cater for urban growth —optimising
the use of existing infrastructure and containing operational costs. The
spatial budget considered land which is subject to investigation and also
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relate to the uptake of densification of use on a multitude of relatively
small properties. These two categories of opportunity cannot be linked
to a timeframe, which places pressure on the available erven, thereby
increasing property prices significantly. In view of the requirement to
provide gap-housing, both the GSP and market delivery of houses/units
must be supported (in all typologies and segments). Policies (Par 0),
below, relates to mechanisms to support delivery of units in these
categories.

The current settlement pattern in the municipal area is dominated by
the George city area as the primary regional service centre, and a
number of much smaller towns, villages and hamlets which are based on
agricultural and forestry activity, tourism and recreation, and the
retirement market.

How the functionality of rural areas and accordingly, the wellbeing of the
rural population, is supported will have a direct impact on the pressure
felt by the urban areas to house people and to provide services. This
MSDF aims to balance its attention between the urban and rural. At the
same time, the clear concentration of most of the municipality’s
population in the George city area justifies a focus on this area, within
the context of the municipal area as a whole.

The Spatial Development Vision for George Municipality is based on six
specific themes.
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A. Prioritize infrastructure which yields best cost-benefit ratio, from a social and economic perspective and facilitates the spatial concept
(10year horizon).

Resources are finite and must be allocated to areas where it will have the greatest positive impact of the greatest number of people. Future investment
should be in areas with high growth potential and promote densification, infill, and brownfield development, with accessible basic services in rural nodes.
Manage the growth of settlements in George to ensure the optimum and efficient use of existing infrastructure and resources and in turn secure the
municipality’s fiscal sustainability and resilience.

What? — principle

Policies

What? - spatially
SDF Proposals in achieving the

Why?

Al: Maintain,
improve and expand
basic engineering
services (Water,
Sewer, electricity,
stormwater and
refuse removal)

Theme

Al: PG a: Facilitate current and future
(10year) growth absorption (residential and
socio-economic) on local area level, with
associated timeframes and services capacity-
and availability enhancement, and bulk, link
and network implementation programs to be
synchronized.

Description

Implementation of the spatial concept (spatially targeted residential and socio-
economic growth absorption proposals) requires not only project level
infrastructure, but also programmed bulk- and link infrastructure, which requires
long timeframes and significant funding. Proposals relating to targeted growth
absorption projects are only implementable if bulk-and link infrastructure are
available.

Spatial strategies and policies should be supported by non-spatial
implementation actions to develop resource efficiency strategies for all
municipal services (for example compulsory green energy installations, grey
water reticulation) to enhance resource security. Constructing new greener
infrastructure, retrofitting existing systems / newer technologies, extending
capacity during maintenance will support infill and densification, will reduce
environmental impacts, mitigate disaster risk and provide resilience in using
natural resources.

Al: PG b: Promote service provision to
support densification and infill (residential,
social and economic).

Engineering services planning to support urban form (enable investment in
appropriate areas). Developing within the existing services footprint and
existing urban fabric is the preferred strategy because of the many
environmental, economic and benefits it provides. The value added (urban
vibrancy, socio-economic, etc) through investment in infrastructure to support
infill and brownfields development exceeds the short-term savings on
expenditure associated with Greenfield’s development with occurs on the edge
of the development footprint.
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A2: Roads and
Transportation
(people and freight)
to promote
connectivity (socio-
economic
integration)

A2: PG a: Promote timeous
implementation of roads infrastructure to
support future growth (Residential and socio-
economic)

Future bulk and link road planning to address immediate and medium-long term
growth requirements. Planning for link services (local area master planning)
enables limited short-medium term implementation. Planning for networks for
George as a whole must identify investment (funding and timeframes) to enable
catalytic projects and absorb predicted growth absorption (spatially located).
Insufficient roads capacity (implemented capacity, not network planning) in the
short and medium term, restricts development implementation and growth
absorption required in the next 10 years as land use applications will not be
technically supported if the main network is not aligned with growth absorption
tempo.

A2: PG b: Enhance public transport and
walkability

Public Transport is a method of extending access to services to the poorer
communities where socio-economic infrastructure is often lacking. Linking
poorer communities to areas of job-opportunities is a practical method of
inducing transformation and social upliftment. Public transport also facilitates
lower carbon emissions (climate change mitigation) by encouraging less
frequent use of private vehicles.

A2: PG c: Access planning to be done to
promote social integration and aid disaster
risk management

Road linkages not only support public transportation planning and development
of economic precincts and nodes, but also enables socio-economic integration,
and thus fosters transformation. Disaster risk must be mitigated - access
planning forms an integral part of disaster risk management and future/
proposed roads do not contribute to addressing existing risks. Planned links in
accordance with the Roads Master Planning, must be prioritised with due
regard to the risk alleviation and socio- economic benefit associated with the
construction of the service.

A2: PG d: Promote appropriate
classification of roads, access
management and parking requirements that
relate to a roadside development
environment that supports the urban concept

In some instances, the historically adopted road classification access
requirements prohibit the implementation of spatial concepts aimed at
promoting densification, nodal development, economic precincts and
informality.

A2: PG e: Public Transport Hubs to be
located, designed, and implemented

The Go-George service is a network of routes, transfer locations and bus stops.
The local transportation hub is in the CBD. Additional hubs, long distance, and
specialized transport interchanges (road and potential rail) to be added to the
network.

95|George Spatial

Development Framework 2023:

Draft

2 For Comment Nov. 2022




A3: Support
electricity area
planning and energy
solutions

A3: PG a: Promote alternative energy
generation

Load shedding affects most households and affects economic activity and
growth in the economic sector with devastating impacts on employment.
Reduction in the use of conventional, coal-based energy is imperative to
climate change adaptation. Energy generation through photo voltaic
technologies is currently the most advanced technology on local level and
suitable to be applied on large scale. Solar plants were identified to be the most
efficient and feasible for the George Municipal Area. Ideally renewable energy
interventions must be connected to the Municipal Network. Energy
interventions to reduce coal generated energy, apply to all sectors utilizing
energy even domestic users.

Spatial strategies and policies should be supported by non-spatial
implementation actions to facilitate energy solutions individual
erf/development/use basis. Alternative energy generation to be encouraged, at
SDP/Building plan stage, on all large footprint uses, including agri-processing,
industrial, flats, airport, shopping centres, schools, etc.

A4: Facilitate internet
connectivity

A4: PG a: Promote internet connectivity.

Interconnectivity to all areas should be viewed as a basic right given the socio-
economic advantage that the ‘connected' has over the 'non-connected’. Access
to broadband equates directly to access to opportunity and holds cost saving
benefits. Improving access to broadband should be prioritised for the most
populous areas and socio-economic nodes. Improvement of rural connectivity
is also important.

A5: Allocate suitable,
clustered utility
areas (Cemeteries,
Refuse- and
emergency services,
energy generation)

Ab: PG a: Locate utility precincts/uses in
areas where access is available, extension is
possible and where urban growth and
integration is not impeded

The clustering of facilities enables joint management of elements such as
security, offices, general site maintenance, etc. possible. Combined
contribution to the circular economy is facilitated through proximity of utility
facilities (for instance alternative energy close to waste recycling or pump
stations). Clustering also reduces the cost of infrastructure, land and operating
expenses.

A6: Green
Infrastructure and
Stormwater
Management

A6: PG a: On-site stormwater
management for all development and open
space (green core) allocation to support
stormwater management

Green infrastructure refers to an integrated open space system (Green core?*),
including conventional parks, environmental protection areas, but also practices
such as infiltration, evaporation. Green Infrastructure enhances liveability and
prosperity of settlements by reducing adverse environmental impacts and
increasing resilience. In doing so, it protects existing built infrastructure from
impacts of climate change and advances human and environmental health. The
functionality of the green core area of George is directly linked to the
management of stormwater.

Spatial strategies and policies should be supported by non-spatial
implementation actions to develop guidelines for the management of
stormwater on site to be read within the Stormwater Master Plan.
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Rainwater/Stormwater harvesting, preserving and restoring natural landscapes
(forests, floodplains, rivers, wetlands, canals, including their banks), and site-
specific interventions such as bioretention, trees, green roofs, road verges,
permeable sidewalks and cisterns to be investigated.

AT7: Social
Infrastructure
located to support
the greater
community and
implementation of
various social
service functions

A7: PG a: Facilitate clustering of social
(also sport) functions - provision congruent
with population density/numbers, as per
facility requirements.

Various social facilities have different spatial requirements. All higher order
facilities have to be accessible to multiple neighbourhoods, preferably within
walking distance from public transport service (active) lines. Clustered public
facilities and public spaces to be located with direct access to public transport.
Social facilities are usually implemented after settlement takes place, but
sufficient area in a centralised location for provision of future social facility must
be ensured. Early Childhood Development Centres (larger to provide for
combined neighbourhoods). Regional facilities should be on regional
accessibility corridors (regional nodes and/or the CBD). Clustered facility areas
to relate to, or include, areas/measures dedicated to safe public realm creation
- safe places for community life where social and economic (formal and
informal) activity is encouraged. This applies to all nodes and precincts.

A7: PG b: Protection of areas for provision
of high order social functions, adjacent to
public transport routes and/or regionally
accessible nodes

Social facilities, especially high order facilities serve more than one
neighbourhood or ward and therefore should be located on public transport
routes to ensure adequate accessibility and to support viability of these uses. In
turn these facilities along the main transport routes contributes to the viability of
the public transport service.

A7: PG c: Lower order community support
functions allowed at local level

Lower order facilities usually serve one or just a few neighbourhoods, can be
accommodated on a small property and have limited impact. Many of these
services are run from homes and private/NGO undertakings. Municipal services
include small creches, soup kitchens, limited frail care, etc.

A7: PG d: Better utilization of school- and
other social facility sites encouraged,
protection of allocated sites and prioritize
implementation in areas where most
populous (largest backlog)

B. Facilitate enabling and inclusive Economic Growth.
The objective of this strategy is to spatially facilitate economic development that is inclusive and fosters economic growth. Direct public and private fixed
investment to existing settlements reinforcing their economic potential. In this way the impact of public and private investment is maximised, the majority
of residents benefit, and the Municipality’s natural and productive landscapes are protected.

What? — principle

Policies
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B1: Reinforce the
regional role of
George

B1: PG a: Regional functions/facilities on
available land adjacent to the N9, N2 and
R62

Functions to support integration of economic/facility provision to integrate
peripheral neighbourhoods into the space economy to be supported, within
urban areas/nodes

B1: PG b: Airport Node and support area to
be strengthened

Plans for extension of the Airport facilities and the implementation of the airport
support zone will strengthen this node and facilitate inclusion of regional
economic development infrastructure/investment (orientated towards
supporting the airport node)

B1: PG c: Head offices, government office
uses and regional corporate offices to be
promoted in the CBD

George city's role as regional service centre to be reinforced through attracting
higher order, high quality education and health facilities, regional government
administration and commercial headquarters

B1: PG d: Regional Social Uses and Socio-
economic support functions promoted

George is identified within the PSDF as the regional node of the Garden Route.
The GRDM One Plan identifies various support initiatives which will fulfil a
regional function, which must be spatially facilitated. Regional wide social uses,
identified in the social facility analysis, must be actioned

B1: PG e: Regional corporate office
establishment facilitated

The use of the core CBD area for the establishment of corporate offices is
promoted. The regional function of George and the connectivity provided by the
airport supports the establishment of satellite offices. The opportunity to
construct large offices (CBD core), use shared offices or establish standalone
corporate/ professional offices within the CBD area to be promoted.

B1: PG f: Regional sport and recreation
encouraged

The regional function of George and the connectivity provided by the airport
supports the accommodation of regional sport- and recreational facilities in
George (in addition to the requirements set by facility calculators).

Note to be taken that golf courses are deemed regional / national sport
facilities, based on their value in terms of creating a discernible (acknowledged)
attraction (tourism, lifestyle, investment, character).

B2: Primary Sector
(Agriculture,
Forestry, Fisheries,
Mining, Quarrying
supported

B2: PG a: Forestry areas maintained as an
economic sector, but also a part of the green
heritage.

Forests are part of the Heritage of George and adds to the "Garden Route"
identity of the area, whilst also providing tourism and recreation opportunities.

Spatial strategies and policies should be supported by non-spatial
implementation actions. Fire risk management measures to be contained within
the forestry areas, albeit not directly adjacent to the urban fringe.

Shared disaster risk (district wide) mitigation planning - in conjunction with the
GRNP and other green authorities to be addressed.
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B2: PG b: Agriculture areas to be protected

The WCDoA has classified the majority of the George rural area as usable
agriculture land. Food production and food security is a national prerogative
and agriculture plays a part in the economic development cycle (land value,
agri-processing, agri-tourism, supportive functions such as finance/agri-retail
etc.).

B2: PG c: Intensive (alternative) and
cooperative- and urban farming to be

spatially facilitated

Agriculture to include more participants than only extensive farmers. Agriculture
support areas will provide assistance (advice/management/joint marketing, etc)
to small communal farmers, will allow more intensive-, multiple users, (more
than one user)

B3: Secondary
Sector
(Manufacturing,
Electricity, gas &
water, Construction)

B3: PG a: Industrial area extension to be

prioritized

The industrial areas within George is centrally located and provide accessible
employment areas. The take-up of industrial area has been significant and the
availability of new areas to be facilitated

B3: PG b: Electricity generation as an

economic activity

Sustainable energy supply relates to sustainable, cost-effective economic
development (all businesses), and provides economic opportunity in itself

B4: Tertiary Sector to
be promoted as an
employment sector
and enabling
economic
participation by all

B4: PG a: Protection of shared areas of
economic activity and opportunity

Having economic opportunity (tertiary) precincts promotes legibility of urban
form, agglomeration benefit and facilitates services- and transportation
planning. Densification and infill residential development places more emphasis
on retention of areas for urban supportive uses and economic development.

B4.1: Wholesale and
retail trade

B4: PG b: Protection of shared areas of
economic activity and opportunity

Retail trade provides an economic opportunity for many small and large
participants. Facilitating participation by many, not only aids economic
resilience but also creates a vibrant urban environment

B4.2: Catering,
accommodation and
tourism

B4: PG c: Promotion of tourism- and
recreation related uses

George is viewed as the gateway to the garden route due to its locality and the
airport. Tourism (local and international) provides the potential for job creation,
allow skilled workers and for economic enablement. Tourism-related offerings
(walking, coast and beaches, restaurant, tourist villages, heritage, skydiving,
golf, fishing, sailing, markets, festivals, sport tours and other) adds to the
unique 'sense of place' of George

B4.3: Finance,
insurance, real estate
& Business services

B4: PG d: Office use areas delineated

Uncontrolled office use and services (including banks, business services)
erodes residential ambiance. Revitalization, sustainability and use of the CBD
is connected to sustained office use. Remote working trend must, however, be
acknowledged.
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B4: PG e: Real Estate and Construction
Industries supported

Emigration is acknowledged as an economic driver - significant construction
took place in the past five years and can be attributed to influx of new investors.
Gap housing has been identified as a priority, and release of land for
development of affordable housing will further support the construction (large
and small enterprises) industry as well as the real estate rental and sales
market.

B4.4: General
Government

B4: PG f: Government office upgrading,
and extension supported

Government (various spheres) is one of the largest employers in George. As
the population figures rise and service delivery needs increases, government
needs to ensure adequate capacity is created to render service at the level
suited to the quality fitting to the excellence the region demands. Public
investment supports small, medium and large enterprises and serves as a
catalyst for further investment by the private sector.

B4.5: Community,
Social and Personal
Services

B4: PG g: Community social and personal
services to be accommodated in the urban
fabric

Community, social and personal services not only relate to provision of the
service but also to job creation and renewal of areas via public and private
investment.

B5: Urban - Rural
Connectivity

B5: PG a: Urban-rural connectivity to be
improved

The rural economy is reliant on the population (market) and infrastructure
(processing/transportation/offices /services) offered in urban nodes.
Accommaodation of workers in urban centra reduces the vulnerability of
farmworkers and their families.

B6: Economic
Enablement

B6: PG a: Economic enablement must be
supported

Economic enablement is a cross-cutting policy applicable to all economic
sectors and relate to the fact that not only must jobs be created but
communities and families must be afforded the opportunity to generate their
own income.

B7: Embracing
informality in the
urban system

B7: PG a: Support methods of managed
accommodation of informality.

Areas of managed informality to be identified and guidelines for use to be
drawn up. Existing facilities and transport termini to be prioritized as areas for
upgrade/development. All new shopping centres to incorporate an area for
informal use in the design and management. (Nodes and Precincts,
Transportation hub)

B8: Mixed Use
Development to be
promoted on large
infill development
land within the urban
edge (policy
application on
residential, non-
residential- and
mixed-use

B8: PG a: Encouraging integrated
development (spatial integration - shared
uses/access) with mixed typologies and
densities in private/public development

The objective of this policy is to guide generative and inclusive renewal and
growth at the street scale. The focus is on identifying priority investment
locations and clarifying how public and private investment should be directed
so that settlements offer inclusive, accessible opportunities that support growth
in human capital. Transforming public spaces into safe, lively places of
community and business life that contributes to revitalization and improves
attractiveness of George for investors and the whole community is at the heart
of this policy.
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developments at
various scales)

B8: PG b: Support place-making
interventions through building economic
infrastructure and upgrading the public
environment in priority investment locations

to promote inclusivity and invite private sector

response

C: Manage the Growth of Urban Settlements, and accommodation of rural living, to ensure the optimum and efficient use of resources.
Human Settlement refers to all activities related to the transformation of the environment to accommodate socio-economic- and housing development.
This policy aims to coordinate and guide development planning to create a compact, efficient urban form, whilst allowing opportunity for all (economic,
housing, social) and protecting the rural area (natural, tourism, agriculture, rural economy). The spatial proposals contained in Policy C relates to

categories of land use to be acknowledged and managed within the "human settlement" ambit and should be read within the context created by other
policies/themes. Smart Growth Principles to apply. Controlled development patterns facilitate better resource use, protection of sensitive environments,
integration, opportunity for all (including transformation), fiscal sustainability and resilience, economic potential and legibility (use and investment). It
guides the implementation of IDP priorities, by using measures to advance SLUMA principles. Managed growth also prevents further loss of natural- and

agricultural assets.

What? — principle

Policies

C1: Hierarchy of
Settlements
maintained

What? - spatially

SDF Proposals in achieving the Theme

Table 3 has reference.

Why?

Description

The classification of settlements not only directs specific types of development
and associated investment, but also allows for the preservation of settlement
areas with unique character, assets and heritage.

C2: Compact Growth
absorption

See Focus area discussion (Par.3.2.2)

Compact growth absorption is a spatial imperative which supports fiscal
sustainability, effective infrastructure- and efficient service provision,
consolidation of resources and opportunity, legibility, equal access, inclusivity,
walkability and other.

C2.1: Contain urban
sprawl: Maintain
Outer limit of Urban
Development
boundary (urban
edge)

C2.1: PG a: Urban sprawl relates mostly to
residential - and associated urban (socio-
economic) uses and the management of
urban sprawl must firstly aim to prevent
development beyond the outer limits of urban
expansion through giving strategic direction.

Compact urban growth absorption to be encouraged. As it relates to long-term
fiscal sustainability of municipal service provision. A compact urban footprint
encourages the use of a public transport system and the provision of alternative
residential typologies. The rural and natural environment is protected by
defining the urban edge. The provision socio-economic facilities and services is
generally more viable in a denser and more compact urban footprint. Compact
cities further offer a richer street life and vitality compared to those of sprawl
and segregation. Integration of communities is more easily accomplished in a
compact urban form than cities characterised by urban sprawl.
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C2.2: Direct the long-
term growth of the
George city area,
contiguous to the
existing urban
footprint in a manner
that reinforces
existing accessibility
and infrastructure
networks and
minimises impact on
natural landscapes
and agricultural
resources.

C2.2: PG a: Guided long term growth
direction. Proposals for lateral urban growth
of the George city area or new remote /
isolated settlements of an urban or suburban
nature must be reviewed in terms of a
framework that minimises capital and
operating risks associated with unsustainable
development

The long-term growth direction must be facilitated by ensuring that long term
connectivity and infrastructure extension is possible. Uses which will obstruct
urban growth and fine grain integration of use (street scale continuity, also see
policy B8), should not be permitted in the growth path.

C2.3: Further the
restructuring of the
settlement pattern
through densification
in the urban areas of
the George city area

C2.3: PG a: Development and Re-
development of land / buildings within the
urban edge, in context appropriate localities,
to accommodate higher density
residential use is supported - graded
development densities will apply

Densification reduces land consumption, facilitates delivery of services
(engineering and socio-economic) to households in a more cost-effective
manner and supports affordability and tenure. It establishes the thresholds for
viable public transport systems and business.

C2.4: Restructure
settlement patterns
through infill
development of
vacant and
underutilised land in
the settlements
(urban areas) in the
George Municipal
Area

C2.4: PG a: Uptake of latent rights to be
encouraged

Land use potential within the urban areas of George has not been fully
exploited. The re-development and expansion of private properties in the CBD
to be encouraged as it should aid urban upgrading and can be a catalyst for
alternative housing/use typologies, energy solutions and ingenious services
upgrading interventions.
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C2.4: PG b: Strategic (relatively large)
vacant or under-utilised land parcels
suitable for development in the short to
medium term are identified in this MSDF. The
spatial land budget presented in Annexure 4
demonstrates that there are numerous public
and privately owned medium sized and large
land parcels suitable for “greenfields” urban
development within the urban edge of the
George city area.

Infill development relates to more effective use of land and infrastructure and a
more vibrant urban fabric. Growth absorption (social-economic and housing)
prioritises the use of vacant and underutilised land parcels and as such a more
coordinated and intensive land use should be facilitated by planning for these
areas. Principles such as mixed- typologies, use and income should be applied.
Land use intensification should be supported in terms of land use management
tools such as parking reduction, access planning etc.

Spatial strategies and policies should be supported by non-spatial
implementation actions. Anti-invasion unit should be capacitated to enable
efficient action with regards to illegal occupation of land. Simplified and swift
environmental authorization processes is needed for in-situ informal settlement
upgrades.

C2.5: Continuity of
Urban Fabric,
integration, and
walkability to be
included in
development design
and implementation
actions

C2.5: PG a: Permeability of all urban areas
to ensure integration, connectivity to socio-
economic infrastructure (current and future)
and to public transport must be an informant
to all development design in the city area

The need to provide security in residential areas should not obstruct the
permeability of urban fabric. Fine grain (building/street scape level) security
planning must incorporate design of safe pedestrian (and NMT) and vehicular
movement. Security planning for gated estates sometimes render the areas
around such estates unsafe for the community at large.

C2.5: PG b. Promote walkability within the
intensification zone (densification area and
priority nodes)

Walkable places are inherently more inclusive if the scale and format of
development is carefully managed. A large percentage of the population in the
George city area does not have a car (GIPTN). Walkable cities are those
where the car is an optional instrument of freedom rather than an essential
(Speck, 2013). Walkable places need to start with the bones of an urban (rather
than suburban) structure or retrofit existing places to accommodate more
walkable street systems, land use mixes and transport services. Walkable
places are inherently more inclusive if the scale and format of development is
carefully managed.

C2.6: Focussed
Space Economy and
Support Services
Network

C2.6: PG a: Support Hierarchy of
Nodes/Precincts and activity streets

The clustering of non-residential uses contributes to a legible urban form,
protects the ambiance of neighbourhoods and the rural area, aids engineering
services and transport planning and supports economic agglomerations.

C2.6: PG b: Clustering of Urban functions
(Social)

The clustering of urban functions facilities shared services and management. It
reduces the traveling costs for social services users. The clustering social
services creates community focal points and focuses public realm
development. Accessibility to social support services is important and clustering
of services contributes the efficiency of the public transport system.
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C3: Protected Pubilic
Realm

C3: PG a: Ensure protection of a functional
public realm

Creating quality, functional and active (used) public spaces foster social
integration and contributes to the 'sense of place" of certain areas. Public
squares, markets, activity streets, active sidewalks and mixed used nodes must
be designed to build a good quality public realm. Spaces should not be
undefined open spaces but linked to investment, active use, and management
structures.

C3.1: Areas of
integration and
social cohesion
(Catalytic areas)

C3.1: PG a: Development to foster
integration of communities and social
cohesion.

Active planning of areas of economic integration and to foster social cohesion
is necessary to avoid the perpetuation of apartheid style development and the
exclusion of poorer communities from the benefits of investment. Private
development has to be guided to assist government efforts in transformation
and integration.

C3.2: Open Space
and Recreation

C3.2: PG a: Protecting open spaces and
recreation areas and facilitating integration

Also see notes on Green Infrastructure and Sport and Recreation. The active
planning of open spaces (active and passive) as a managed system is crucial

protection for human- and environmental wellbeing, creating a sense of place and to
function in conjunction with services infrastructure. Access to open spaces and
recreation areas must be maintained

C4: Focused C4: PG a: Identification of, and intervention Interventions must be planned for areas where urban decline is evident,

Revitalization

to facilitate redevelopment of areas in decline

specifically related to the public realm. Redevelopment will encourage further
economic investment and support intensification strategies in nodal areas.

C5: Managed Urban
Open Space System

C5.1: PG a: Provide and maintain a high
quality, functional and safe open space
system through maintaining the integrity of
existing spaces and actively seek to link
viable open spaces into a continuous green
web that functions in tandem with the rural
open space system

Natural features and open space land within (and outside) urban areas perform
an important ecological function and contributes to the sense of place of
George and to public health and wellbeing. The open space protection ethic is
a collective necessity that benefits everyone, especially in a dense urban
environment.

C5.2: PG a: Protect active open spaces
and particularly local play parks

The provision of areas where the community, and specifically children, can
meet and play is listed as an important need in the majority of wards. Retention
of safe, maintained areas is important. In light of the urban densification intent
emphasis should be placed on the retention and more effective use of
functional open spaces.
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D: Balanced, integrated housing options to be provided.

Maintain a compact urban form to achieve better efficiency in service delivery and resource use and to facilitate inclusion and integration. Housing
solutions to form part of integrated human settlement developments and to include options relating to provision of gap housing.

D1: PG a: All Market Segments to be catered for.

Housing opportunity (public and private) in George should cater for various affordability levels (rental and ownership). Private developments cater mostly
for the high end and luxury market segments. The GSP addresses the entry level market (new and re-sale). There is very few affordable (R300k-R600Kk)
and Conventional (R600k-R900k) housing units available.

Rental housing options are provided by private rental (flats, second dwellings, rural farmworker units, backyard dwellings) and government (planned
social housing sites, old age units, apartments)

D2: PG a: A Variety of housing typologies to be facilitated

D3: PG a: Human Settlement Integration:
Implement a more articulated approach to the development of human settlement opportunities that supports the spatial development vision of the MSDF
and stimulates economic development.

D4: PG a: Ownership and Accommodation options to be facilitated- See Typologies

D5: PG a: Functional Property Markets and development lead time acknowledged.

The 2016 (and previous) land availability analysis indicated various land parcels for development, public and private. Services availability slowed the rate
of implementation, but development rights have been secured to enable land release on the majority of privately owned land parcels. The private
property market not only creates jobs during implementation, but availability of accommodation is a pre-requisite for relocating businesses/offices to
George. Competitive land markets require that more options for development be allowed, in a structured manner. The housing market study reflect the
preference towards estate living, within the luxury market, which include the retirement units.

D6: PG a: Integrated Human Settlement Projects —
development within Human Settlement projects to be spatially (and functionally) planned to ensure integrated communities
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Policy E. Manage the use of land in the Municipal area in a manner which protects natural resources, ecological functioning and -services, as
well as the rural character.
The rural environment (outside the urban edge) includes the majority of the natural and agricultural (farming and forestry) areas of George. The
protection of the natural environment is important from an ecological functioning- and heritage perspective and also insofar it contributes to the economy
and the sense of place of George (intrinsic - and instrumental value). The natural environment is being systematically eroded and this asset must be
actively protected and re-instated. The natural environment is also protected in urban areas.

What? — principle

Policies

E1: Protect Natural
Resources and
Systems (Ecological
Infrastructure)

What? - spatially

SDF Proposals in achieving the
Theme

El: PG a. Actively support the
consolidation, extension, linkage, and
protection of the Garden Route’s network of
formally protected and critical biodiversity
areas, with associated ecological support
areas.

Why?

Description

The Priority Natural area includes many public and private land portions.
Subdivision, roads, farming, clearing, unconsidered activity and incremental
development footprint is eroding the integrity of the ecological infrastructure
and system protection. Active management will mitigate the cumulative (and
individual) impact of the parts on the whole.

Spatial strategies and policies should be supported by non-spatial
implementation actions. Index of importance (rating and plotting of species) to
be reviewed based on ground truthing and add to base information to make
system integrity argument stronger. Garden Route Granite Fynbos and Garden
Route Shale Fynbos and the implications for protection of the Fynbos Eco-
Region (Biome) to be established (spatial delineation and conditions). The
Wilderness Lakes RAMSAR (wetland and waterbody conservation) site
delineation to be confirmed and area to be included in the priority natural areas,
if not already included. SANBI and Cape Nature’s stewardship program
(Contracted Nature reserves, protected environments, conservation areas) to
be extended to all properties in the priority Environmental Area (Biodiversity
Agreements) - to be a condition to all land use management and building plan
approvals. Degraded areas to be rehabilitated. The Open Space Ill Zoning is
encouraged in areas with predominant CBA/ESA and steep slope is prevalent.
Manage land uses within sensitive ecological areas (priority area and other) in
terms of the WCBSP Handbook Categorization and related Spatial Planning
Categories (updated table linked to all properties via GIS) and the WCG’s Rural
Land Use Development Guidelines. OSCA process applies, and unconsidered
clearing not supported. Additional clearing (from 2022 aerial photos) for
agriculture to be carefully considered and discouraged. Shortened mechanism
to enable conversion from an Agriculture Zoning to Conservation (Open Space
Zone llI-) in the Zoning Scheme Bylaw, within the Priority Natural area to be
investigated. Critical vegetation types to be investigated (Garden Route
Granite- and Shale Fynbos) - to investigate for inclusion in CBA Stewardship
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El: PG b: Keep intact natural landscape
corridors and continuous natural areas, to
function as ecological process areas in
the rural and urban context. Examples of
corridors are river valleys extending from
inland mountains to the sea, along parts of
the escarpment (i.e., the step where the
inland plateau drops to the coastal plain) and
the coastal protection zone in areas outside
the priority environmental zone.

Natural Landscape corridors generally form part of the Priority Natural Areas
but are specifically noted as areas of intrinsic value to be protected (i.e., enable
the migration of plants, animals and birds notwithstanding changing climatic
conditions). Natural landscape corridors also extend to Open Space Networks
in urban areas.

Buffers around estuaries, rivers, wetlands and sensitive features and landscape
connectivity for wildlife movement and pollination to be protected.

Spatial strategies and policies should be supported by non-spatial
implementation actions. Stormwater management planning on a catchment
wide scale to support the protection of river systems and corridors. Support
cross-boundary land use, management and conservation initiatives. Protected
area buffer, CBA and ESA categories and associated land use management
objectives to be used to guide land use decisions (private and public). "Ground
truthing" on individual site scale should not undermine the intent to protect and
extend the protection of the priority natural areas. Climate smart development
should be encouraged.

El: PG c: Urban growth/development and
agriculture proposals/use to avoid critically
endangered and endangered CBA and ESA
(See all E1 proposals); however, where this
is not possible, a requirement for a
biodiversity offset will be triggered.

This proposal will only be applied in extreme cases and will not apply in the
priority natural area, unless the development/use is already in the urban edge.

Spatial strategies and policies should be supported by non-spatial
implementation actions. Offset Guidelines to be developed.

El: PG d: Protection of the natural
environment in farming and forestry areas

The biodiversity loss in agriculture and forestry areas is significant. The intent is
to identify continuous (and specific) areas, in the rural environment, mostly
affects by agricultural and forestry use, to be delineated and protected as part
of the natural/biodiversity ecological infrastructure. Biodiversity, Heritage, and
Scenic elements form part of the rural conservation agenda, both at landscape
and farm level, as per the WC Rural Development Guidelines, 2017. Ecological
linkages and functioning through the rural landscape are set as a spatial
priority. Delineation (mapping) should inform land use (roads/structures/use).

Spatial strategies and policies should be supported by non-spatial
implementation actions. Development along the coast and wetlands must be
managed in terms of a set of development guidelines applicable to each risk
line/delineation (See spatial elements). Relevant commenting authorities in the
CLM and coastal protection zone to be identified.
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E2: Manage
development along
the coastline and
wetlands in a
sustainable and
precautionary
manner.

E2: PG a: Coastal sensitivities must be
integrated into all applicable planning
decisions within the coastal region and
primary wetland areas.

Decisions and mitigation conditions to be imposed in order to protect existing
property, infrastructure and ecology and ensure that only responsible and
sustainable development takes place in areas with a high risk of inundation,
coastal erosion, and destructive storm surges.

E2: PG b: Natural systems, including
defences in the form of primary dune
systems, estuarine areas and sand dunes
will be safeguarded from further conversion
through urban development or agricultural
practices.

Natural systems provide protection from sea level rise and natural disasters. To
prevent flooding (storms and sea-level rise) of vulnerable coastal properties
and infrastructure and to mitigate the impacts of sea level rise and the
increased frequency and intensity of storms areas of functional natural systems
(dunes and estuarine areas) to be protected.

E2: PG c: Where feasible the retreat of at-
risk infrastructure should be considered in
high hazard zones or mitigation to be
implemented.

Infrastructure is at risk in areas affected by expected sea level rise and high
flood disaster risk and infrastructure in these areas should be re-located or
mitigation incorporated. Also, the resilience of settlements in the instance of
extreme events is compromised where critical infrastructure serving the
settlements is located within flood risk areas and areas at risk of storm surges
associated with extreme events and/or gradual erosion.

E2: PG d: Development below the 10m
(amsl) contour line (risk zones) around
estuaries subject to risk- and climate change
mitigation and adaptation measures.

This contour encapsulates the most dynamic areas influenced by long term
estuarine sedimentary processes. It should provide a buffer zone that can allow
the estuary to retreat in the event of sea level rise due to climate change. It also
allows for the inclusion of some terrestrial fringe vegetation that contributes to
the system and refuge areas for many animal species during floods. The
contour is aligned with Risk Management areas and the delineated CML. New
development and any alterations to land use should be subject to adaptation
and mitigation measures to protect invest and the environment.

E3: Protect and
celebrate natural
features and
collective spaces

E3: PG a: Encourage and support
reasonable, manageable public access to
nature areas for all citizens and visitors.

Managed access and sustainable use of natural areas and collective spaces
(See public realm) ensures that the benefits afforded by these spaces extends
to all residents of, and visitors to, George. The coastline is, specifically, seen as
a public amenity and public access should be secured and managed at
ecological appropriate points, minimizing adverse impacts on the environment,
public safety and resolving incompatible uses.

E3: PG b: Facilitate inclusive and equitable,
managed public access to coastline and
estuaries at defined points

The coastline, estuaries and identified natural areas is deemed as part of the
natural heritage of the area and should be publicly accessible. These access
points must be protected but also managed to conserve the natural and
ecological functioning of the specific environment.

E3: PG c: Manage the visual impact of land
use to protect the scenic value of areas

The 'sense of place' of the rural (and specifically the natural) area of George is
a communal asset. Although all land use has a visual impact, the evaluation of
visual impact, specifically along scenic routes (See Par 4.3.1.1) and main roads
(such as the N9, N2, R404, R62, R102) at gateways, must take the greater
vista into account and mitigation to be applied.
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E4: Climate Change
Impact Mitigation
and Natural Disaster
Risk Management

E4.1: PG a: Mitigation of fire risk (spatial)

E4.2: PG a: Mitigation of flood risk (spatial)
and sea level rise

E4.3: PG a: Mitigation of other natural
disaster impacts related to climate change
(spatial)

The impact of climate change translates to added risks to the natural
environment. Floods and fire have been identified as two, current, major risks
(natural) in the George Area. The responsibility for mitigation to protect the
environment and the infrastructure and inhabitants of George vests with all
citizens and spheres of government. (Also see water security and drought
risks)

The impact of climate change translates to added risks to the natural
environment. Floods and fire have been identified as two, current, major risks
(natural) in the George Area. The responsibility for mitigation to protect the
environment and the infrastructure and inhabitants of George vests with all
citizens and spheres of government. (Also see water security and drought
risks)

Climate change adaptation means altering our behaviour, systems and, in
some cases, ways of life to protect the community, our economy and the
environment in which we live from the impacts of climate change. Climate
change adaptation and mitigation aim to proactively protect investment and the
environment.

E5: Climate Change
Adaptation

E5.1: PG a: Adaptation to the effects of
climate change must be identified and
entrenched in processes and conditions

The irreplaceable value and benefit of natural systems in George is recognized.
New development and expansion threaten the quality of the natural system and
gradually changes the pristine quality of the very element from which the
identity of the garden route has arisen. The hydrological system is the veins of
this system and protection is indisputable. Protecting rivers, estuaries,
wetlands, and their catchments (George’s hydrological system and water
resources) - from pollution, increased surface run-off and siltation, unmanaged
extraction, and the impact of reduced run-off and/or clogging as a result of alien
vegetation infestation must be actively pursued.

Given the topography of the George area, the protection of the synergy
between the biodiversity and hydrological systems is essential to protect
citizens and assets from stormwater and flood damage.

E6: Hydrological
System protection
(Hydrological
system, Rivers, and
Estuaries)

E6.1: PG a: Protect hydrological system
(including rivers, wetlands, and estuaries)
from pollution from neighbouring settlements
and land uses (urban and rural).

E7: Water Security
highlighted

E7.1: PG a: Protect hydrological system
(including rivers, wetlands, and estuaries)
from pollution from neighbouring settlements
and land uses (urban and rural).

The irreplaceable value and benefit of natural systems in George is recognized.
New development and expansion threaten the quality of the natural system and
gradually changes the pristine quality of the very element from which the
identity of the garden route has arisen. The hydrological system is the veins of
this system and protection is indisputable. Protecting rivers, estuaries,
wetlands, and their catchments (George’s hydrological system and water
resources) - from pollution, increased surface run-off and siltation, unmanaged
extraction, and the impact of reduced run-off and/or clogging as a result of alien
vegetation infestation must be actively pursued.
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E8: Urban areas as E8: PG a: Given the topography of the George area, the protection of the synergy
integral part of the between the biodiversity and hydrological systems is essential to protect
Garden Route citizens and assets from stormwater and flood damage.

Natural system

F: Celebrate Heritage assets in a manner that contributes to renewal urban or rural quality and opportunity.

What? — principle What? - spatially Why?

Policies DF Proposals in achieving the Description
Theme

F1: Protection of F1: PG a: To celebrate built heritage assets | The George Municipal Area is host to extensive built heritage assets and
Built Heritage in a manner that contributes to renewal, cultural landscapes that must be respected and celebrated as part of the
urban quality, and opportunity. identity of the region and its people. Identification of elements is only one

component of protecting built heritage, but should be assimilated to enhance
the quality of the environment.

F2: Protection of F2: PG a: To acknowledge and celebrate Cultural heritage is more complex to protect from a spatial perspective and
Cultural Heritage cultural heritage guidance must be obtained on how to translate and protect this heritage
category within the MSDF. Cultural heritage must also be an influencing factor
in the evaluation of new development proposals to establish whether spatial
mitigation or land use conditions are applicable. Moreover it must be
established whether cultural heritage will impact the spatial form.

F3: Protection of F3: PG a: To acknowledge and celebrate Various elements form part of the natural heritage of George. These elements
Natural Heritage natural heritage must be identified in addition to the environmental significance of natural areas
to establish whether spatial mitigation or land use conditions are applicable and
whether natural heritage could impact the spatial form.

Table 14: Spatial Themes, Strategies and Policies

The policy statements in Table 14 provide the intent, and the MSDF Proposals categorizes what the spatial response must be. How this spatial response
is facilitated in the MSDF and implementation actions to bring the intent to ground, is noted in the following section.

The spatial elements used to illustrate and localize the SDF Proposals are noted in Par. 4.4.
Table 14 above provides the spatial themes and policies and provides a reasoning relating the reference there to in the MSDF. Table 15provides the

policy guidelines relating to each policy as a method of facilitating implementation. Table 14 and Table 15 should be read in conjunction. (A Hyperlink is
provided to each policy description in the policy guideline table.)
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4.5.1 Prioritizing of Infrastructure

Policy A: Prioritize infrastructure which yields best cost-benefit ratio, from a social and economic perspective and facilitates the spatial concept (10year horizon).
Resources are finite and must be allocated to areas where it will have the greatest positive impact of the greatest number of people. Future investment should be
in areas with high growth potential and promote densification, infill, and brownfield development, with accessible basic services in rural nodes. Manage the growth
of settlements in George to ensure the optimum and efficient use of existing infrastructure and resources and in turn secure the municipality’s fiscal sustainability
and resilience.

The spatial elements, indicated on the Composite Plans (City area and George area), and Focus area plans, and described in Par.4.4, that spatially guides
implementation of each policy, is noted in the table below.

4.5.1.1 Policy A1: Maintain, improve and expand basic engineering services.

See Table Policy Guidelines for specific Implementation Actions

14 above

for principal

description

Al: PG a i Prioritize network upgrades that result in infill/ densification - specifically in the CBD, current and future growth absorption areas
(Pacaltsdorp, Thembalethu, densification zones). (Focus areas (5), Urban Infill)

Al:PG b ii. Bulk/link planning to include identified catalytic projects areas and intensification areas (nodes and precincts) to be

programmed for implementation.
iii. Focussed service provision within the urban edges.

Implications for master planning and service delivery:

e Alignment of Engineering Master Plans with the MSDF
e Prioritization of Implementation Projects via the CEF.

e Waste transfer station extension at Gwayang planned; a site to be identified in Thembalethu South (2ha) - local area recycling to be
encouraged.

e Waste drop-off site in Wilderness to be identified.
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4.5.1.2 Policy A2: Roads and Transportation: Connectivity and Integration

A2: Policy Guidelines for specific Implementation Actions:
PG a
i. The CITP, including the Roads Master Plan and GIPTN forward planning to be aligned with growth absorption estimates and incremental precinct uptake.
(Urban Edge, Densification zones, Nodes& Precincts, Focus areas, Urban Infill, catalytic projects).
A2: ii. Retain a compact urban form (urban edge, nodes and precincts, densification zones)
PG b
A2: iii. Identification and Implementation of alternative access Thembalethu area, Pacaltsdorp Functional area, Kraaibosch-north area and sections of Blanco.
PG c | iv. Prioritization of access for disaster risk management to be done.
v. Linkages proposed (Access linkages):
o Rand Road link to Rosedale Road
o Rosedale Road link to Nelson Mandela Boulevard
o Mission/North Street link to Nelson Mandela Boulevard
o Glenwood Road Extension and Kraaibosch Master Plan Link
o Fiskaal Street link to Blue Mountain Boulevard
o Ntaka Street link to park Road/N2
A2: i. All access spacing (AMP) requirements within the urban edge to be regarded as urban areas.
PG d | ii. Access design and spacing within precincts and nodes to be evaluated on merit (workability/activity support) at Site Development Plan stage.
iii. Should properties within intensification zones (densification/ nodes and precincts) not be developable due to access requirements, alternative network
planning must be investigated. |.e., access relating to applications within precincts and nodes to be evaluated in the context of the whole precinct/node.
iv. Where available secondary access networks do not support nodes/precincts, conceptual linkages are proposed (to be refined), including:
o Pacaltsdorp Precinct
o York Street South Node
o Thembalethu Northern Node
(Road Links)
v. Implementation of the PT1 and PT2 ratios, as standard to be modelled and aligned with the 2020 Access Management Guidelines.
vi. Shared parking solutions (locality/ possibilities), as component to the public transport system to be investigated.
A2: Policy Guidelines for specific Implementation Actions:
PGe i. Public Transport facilities, including transfer locations (with public amenities) to be included in design of all economic (mixed use, category A&B)

precincts. (Public Transport Facilities)

ii. Main termini (taxi, Go-George, long distance bus) in the CBD to be upgraded to facilitate accessibility and economic opportunities (Public Transport
facilities) and to link to CBD Regeneration project.

iii. Worker collection- and drop-off along N2 at interchanges is dangerous and hinders traffic flows - a solution to be engineered.

iv.  Tourism: rail connecting CBD and Wilderness and to Knysna investigated (Rail line & Stations).

v. Potential Rail stations identified and considered in development design and access planning. (Rail Stations).
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vi. Long distance bus facilities required in Wilderness, placed to be sensitive to the sense of place.
vii. Regional functionality to be considered in placement of long-distance services. (Nodes)

4.5.1.3 Policy A3: Support electricity area planning and energy solutions

AS: Policy Guidelines for specific Implementation Actions:

PG a i. Maintain a compact urban form to support electricity network planning (urban edge, precincts)

ii. Sites for alternative energy provision should not impede urban growth direction

iii. Provisional sites, being investigated for solar farms, are noted on the composite plan (energy) (utility precinct)

4.5.1.4 Policy A4: Promote Internet Connectivity

A4 Policy Guidelines for specific Implementation Actions:
PG a i. A compact urban form supports broadband network planning (urban edge, precincts)
ii. Areas not serviced to be identified, in the urban and rural area and linked to the GRDM initiative.

4.5.1.5 Policy A5: Clustering of Utility Areas

Ab5: Policy Guidelines for specific Implementation Actions:
PG a i.  Utility areas, being support infrastructure to engineering functions, should not hinder future growth direction, nor obstruct integration of remote
settlements to effect transformation.
ii.  Municipal wide, combined utility areas noted (Utility precincts) - effective, combined space management to be planned. Three main sites are noted:
o Gwayang
o Pacaltsdorp
o Uniondale (utility precincts)
iii.  Areas for circular economy uses to be located near refuse areas.  Satellite stations required in Thembalethu and Wilderness — to be located after
technical investigation
iv.  Re-purposing and/or relocation of large utility areas in the urban fabric (central areas) such as the Go-George Bus depot and Provincial "road camp" is
supported.
v. Cemeteries to be located where access can be provided, off main roads, but not along highways/scenic routes, outside the urban development
boundaries and subject to other use specific guidelines and environmental considerations. A study is underway to locate additional cemetery areas,
specifically for Uniondale, George City area and Touwsranten. Potential sites are noted on the SDF (Cemeteries)
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4.5.1.6 Policy A6: Green Infrastructure and Stormwater Management

A6:
PG a

An inventory of all properties, within the urban areas, zoned for open space and undetermined purposes have been compiled. Simultaneously the
development of master plans for the remaining urban areas are underway. The open space system will relate to the accommodation of the storm-water
infrastructure within a sustainable drainage system which protects the ecological functioning of the green core, where economically and practically
feasible.

SUDS principles to be applied, where economically and practically feasible.

Areas from active use and/or land release will be identified

4.5.1.7 Policy A7: Provision of Social infrastructure to support the greater community

AT: i.  Spaces/precincts (precincts) to be protected/allocated and government investment guided to combined social precinct areas of higher order facilities
PG a enabling shared security and maintenance cost possibilities.
ii. Areabased urban management as incentive to attract joint public and private investment.
iii.  Areasin new development to illustrate integrated area provision, well located and congruent to spatial context of the site.
iv.  Integrated design and -management of community support and -sport facilities to be promoted.
v. Visually permeable fences and accommodation of pedestrian movement through precincts to be applied. Schools, soup kitchens, creches may be located
in neighbourhood fabric (outside nodes) subject to individual evaluation (merit).
vi.  Walkability to be promoted.
vii.  Prioritization (CEF) of populous areas where private investment is limited, required. Library space at shared facilities to be investigated (re-purposing of
buildings)- pressure for provision in Thembalethu south node.
A7 i Locality of transport hubs, -stations and routes to be coordinated with locations of high order social facility precincts to support regional accessibility
PG (Nodes, Precincts, Transport Routes)
b ii. Reinforce this investment with a high standard of area based urban management as an incentive for private investment and positive social interaction
and activity.
iii. Fewer but better facilities are preferred if this enables the provision and maintenance of a high standard of social infrastructure and there is
convenient and affordable access to these facilities.
AT: i Categorization of facilities in terms of land use- and zoning classification (Zoning Bylaw) and new applications evaluated based on merit. Lower order
PG c facilities (serving only a few) can be located anywhere within the George area, as per zoning scheme constricts, subject to impact evaluation and
budget availability.
A7 i Requirements (IDP) per functional area to be combined and expressed in spatial terms. Areas to be identified where shortfalls are and spaces
PG reserved, protected/sourced. Thusong, iHub, other clustering and connected within the Thembalethu Node. Priorities identified in the IDP
d

requirements to be included in a coordinated design and management/use project for the Thembalethu Nodes (North and South), Blanco strip and
Pacaltsdorp Precinct.
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4.5.2 Supporting Economic Growth

Policy B: Facilitating enabling and inclusive Economic Growth

The objective of this strategy is to spatially facilitate economic development that is inclusive and fosters economic growth. Direct public and private fixed investment
to existing settlements reinforcing their economic potential. In this way the impact of public and private investment is maximised, the majority of residents benefit,
and the Municipality’s natural and productive landscapes are protected.

Policy Guidelines for specific Implementation Actions

B1:

PG a:

4.5.2.1 B1: Reinforce the regional role of George

Directing investment which relate to regional functionality to available land and inter-alia supporting land use /project proposals which relate to
regional functionality.

Office-use and predominant residential use on these sites are not promoted.

Economic development, based on regional accessibility, prioritized, with a view on job creation.

Regional public transport facilities should be included.

Areas for a regional fresh produce market (GRDM) proposed along N2 at the intersection with Beach Road, in a mixed-use precinct. Nodal area
created in Uniondale.

B1:

PG b:

The R102 as an activity corridor to be promoted (non-residential-, non-urban uses).

Public Transport routes to be extended to the airport.

The area around the airport to include uses to extend and integrate the airport uses, but implemented within context (non-urban, rural area
integration, related to agri-processing, logistics, freight and airport support uses).

Only light industrial use and related support activities will be permitted.

All development to adhere to overall design guidelines and to form part of a property association to manage the nature, visual impact and
coordinated use of the area.

(Agri-processing zone, Airport support zone, Public Transport route).

ACSA plans to implement the extension of their current offering by implementing their airport precinct plan (hotel, extended passenger airport and
related services, new freight terminal and services (cold storage and extended facilities).

B1:

PG c:

viii.

CBD business development area is extended.

Redevelopment and regeneration are promoted.

Sites for large footprint office development to be located within the primary business precinct (CBD, CBD Core).

Shared parking and precinct management to be facilitated (CBD Core, Economic B&C precincts).

Site for establishment of a government precinct to be identified and reserved (DPW).

Expand footprint of municipal offices in the CBD as preferred location.

Parking reduction areas to be identified in terms of the Zoning Bylaw to be applied as standard with due regard for public transport availability,
direct access to employment, affordability rating of the development and intensification intent.

Development charge reduction for incorporation of alternative energy interventions to be promoted.

Flats allowed above ground on all business sites. (CBD Core, Economic B&C precincts)
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B1:

PG. d:

i Existing high-order Social services Infrastructure, associated with the regional function of George, is noted in the social facility analysis and spatially
located. Analysis identified the requirement for a regional sport- and recreation facility and for a regional hospital.
ii. Spatial location of such facilities will be done in consultation with the implementing authority.
iii. Small footprint, socio-economic support facilities to be located along main transportation- and public transport routes, within nodal/precinct areas.
(CBD Core Category A, B &C Precincts).
iv. Community support and skills development centres to be centred in the main urban area to support urban-rural linkages.
V. Sites have been identified for GRDM regional facilities (abattoir, film school and fresh produce market), to be evaluated and confirmed.
Implementation to be programmed.
vi. Technical processes for the industrial hub at Gwayang Regional Agri-processing and light industrial hub development) has been initiated - to relate to
regional economic support facilities such as agri-processing and economic development zones.
vii. Thembalethu southern node to be extended to facilitate possible regional economic support uses/infrastructure (FSPU).
viii. Higher order educational facilities (Colleges/training institutions) to be located along public transport corridors/routes.
iX. Haarlem as a secondary node in the DRDLR FPSU program supported.
X. Uniondale to accommodate the higher order social support functions in the rural area north of the Outeniqua Mountains

B1:
PG e:

i Redevelopment of large footprint buildings within the CBD is supported. Allowance to be made for areas of small footprint office developments
(individual or secured parks with shared management/parking/security: private offices) within existing city blocks in the core CBD area.

ii. Office uses are supported in the CBD core area. Clustering of individual offices, with house-size footprints, preserving a degree of heritage quality,
already exist along streets such as Victoria Street. Office use applications are evaluated on a single erf basis.

B1:
PG f:

i Protection of natural and recreation areas.
ii. Coordinated (joint precinct and management planning) part of the Rooi Rivier Rif Extended Recreation precinct and Garden Route dam precinct (or
part thereof) - specifically to house district sporting functionalities in a coordinated manner to attract large events/support sporting codes.
iii. Requirement for sites to be identified for additional regional sport facility to be confirmed.
iv. Possible tourism-recreation hub to be investigated (Regional sport precinct, natural areas)

Implications for master planning and service delivery:

e A Sport Facility Master Plan is underway. Additional regional sport facility to be located (accessible from primary network). All landowners and
contracted parties, within sport and recreation precincts to be coordinated via participation- and management mechanisms to ensure coordination
of urban/use design and to allocate management and maintenance responsibility

4.5.2.2 Support the Primary Sector

B2:
PG a:

i Forestry areas viewed as part of the green zones (natural areas) and to be managed as such - not to encroach on environmentally sensitive areas.
ii. Forestry areas for an integral part of tourism, sport and recreation.
iii. Fire risk mitigation and adaptation to be addressed forestry environmental management plans.
iv. Stewardship agreements to be considered.
V. Commercial plantations to be protected from an economic- and heritage/tourism perspective.
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B2:

Non-urban areas and areas not identified for environmental protection and functioning, nor for economic facilitation precincts, is defined as

PG agriculture areas. The Rural Development guidelines apply.
b: ii. Subdivision of farmland into non-viable agricultural units is not supported.

iii. Subdivision of small holdings outside designated areas is not supported.

iv. Agri-processing and suitable supplementary economic uses are noted in the Zoning Bylaw and select (consent/departure) additional used evaluated
on merit. Specific niche farming areas such as the honeybush farms, protea farms, hobs farms, vineyards, etc are supported from an agriculture and
tourism perspective and such land must be protected for farming purposes.

V. Management of ecological infrastructure/ functioning and water security important in agriculture areas.

Vi. Alternative (green/intensive) farming to be promoted.

vii. Permanent accommodation for farm workers must preferably be provided in existing urban areas (consolidation) supported by transportation
subsidised by the employers to lessen vulnerability of farmworker families.

viii. Temporary farmworker accommodation may be supplied for convenience, as per the WC Rural Guidelines. Rural access planning is a provincial
function.

ix. The visual impact of netting on rural landscape to be determined and evaluated.

X. The visual/use impact of Agri processing on the general rural environment to be evaluated on a case for case basis, according to site development
plans

B2: i Areas where intensive agriculture (hothouses and other small footprint-high yield farming) is delineated to facilitate agri-tourism, agri-processing,
PG c: access to markets by many participants and joint support interventions. These areas do not include urban functions (retail/individual erven) but are
close to urban residential areas.

ii. Agriculture Intensification and support areas are proposed between the airport support node and the Gwaiing River and in the Sandkraal strip.

iii. Subdivision of farmland into unproductive units is not supported and alternative ownership/use models to be investigated.

iv. Design- and management guidelines to be established to mitigate impact on rural ambiance and/or adjacent urban use and on natural systems. In the
case of Haarlem, the whole urban area is considered an Agriculture Intensification and support focus area due to the DRDLR FSU program initiatives
and the land configuration. (Agriculture zoned land in an urban boundary) (Implementation Action: Overlay Zone to accommodate Smallholding of up
to 4000m? and properties smaller than 4000m? (1acre) to be rezoned to Single Residential | and consent use for urban agriculture will be required).

4.5.2.3 Support the Secondary Sector
B3: i Localized light industrial use to be facilitated, such as small butcheries, bakeries, low impact recycling etc. These uses to be facilitated in urban
PG a: areas/nodes/ precincts via the zoning scheme (consent applications in business zonings) - on merit.

Inclusion of hive industries in Category A and B business precincts to be allowed on merit.

New industrial (range of erf sizes and industry types) areas are identified for implementation. The Metro Grounds Industrial area and Gwayang
Industrial areas is being packaged for release.

The possibility to include appropriate industries in category A and B nodes and economic precincts to be investigated to support economic
enablement. In Uniondale, additional use areas to be evaluated on merit.

The construction industry as a sub-sector is supported by providing continual development opportunity. Supporting local contractors contributes to
economic enablement, growth of local enterprises and sustainable employment for local residents.
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B3:
PG

Incorporate energy solutions into utility precincts and facilitate on individual erf/development/use basis.

Alternative energy technology should be encouraged on all commercial and industrial properties to enable business continuity and prevent undue
losses incurred by interruptions in supply.

The possibilities of power augmentation demand further investigation and enablement Energy generation for revenue can be implemented, with
consent, on Agriculture I, and other zonings.

The Municipality cannot procure energy from an IPP without a procurement process. The energy can therefore be sold to the Municipality after
following an IPP process or the energy can be sold to another consumer via the Municipal grid with a "wheeling" agreement.

4.5.2.4 Support the Tertiary Sector

B4:
PG a:

Precinct areas and various category nodes are identified. The position of the precincts and nodes facilitate socio-economic integration and
transformation of disparate areas.

Each category node relates to a defined function (See Table 11.) to avoid disruption to urban fabric and services networks and to support an overall
spatial concept (space economy) and the integration and transformation opportunities presented by mixed-use areas (Nodes and economic precincts).

B4.1: Wholesale and retail trade

B4:
PG
b:

Wholesale services are supported in the industrial areas. If the wholesaler also sells to the public, locating the use in Category A and B nodes and
economic precincts are supported.

Retail is supported, at varying levels (size/area and configuration) in all Category retail nodes.

Note that Category D retail is supported outside delineated nodal areas and evaluated on merit.

Residential use on ground floor is not supported in the central area (old business development edge or evaluated on merit) of the CBD nor in any of
the delineated category B and C areas.

Small and large areas are included based on the Spatial Budget analysis - extension areas provided where uptake of retail areas shown.

Areas delineated based on relevant approved land use change and the intent of the LSDF's, where still practical/applicable.

B4.2: Catering, accommodation and tourism

B4:
PG c:

Catering, tourism accommodation and tourism uses are supported, as a general principle in varying formats in both the urban and rural area.
Applications are evaluated on merit. Accommodation of use is facilitated through allowances in the updated Zoning Scheme.

Specific tourism precincts are delineated to facilitate public access to areas of natural beauty, whilst enabling managed, tourism-related economic
activity (application on merit) (tourism Precincts Nodes and Precincts Scenic Routes Retained Rural area Heritage sites, Coastal access points).
Zoning Scheme departures/consents allow tourism related uses (See updated GIZSB). The GRNP use areas are acknowledged.

The municipal nature reserves, including the botanical gardens (Van Kervel) and Fort Koppie to be actively managed.

Tourism activities and accommodation included as consents in specific zoning categories - allowed in urban and rural areas.

Public use of coastal access points to be protected and promoted.
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B4.3: Finance, insurance, real estate & Business services

B4: i Limited area office use (home occupation) is allowed on residential properties as defined in the zoning scheme to support economic enablement on
PG small scale and to facilitate the work-from-home trend in a managed manner.
d: ii. Shared office facilities, corporate- and government offices must be located in the CBD, from where the public transport system links to most areas of
the George City area.
iii. In Uniondale office use may be located in the CBD node.
iv. Medical precinct areas to be investigated
B4: i Identification and release of land for public and private development Enablement of residential development for all market segments to create a
PG e: robust property market. (GSP, Infill areas, Densification Urban Edge, Future Growth directions, Catalytic Projects)

B4.4: General Government

B4
PG f:

Government office building to be located in the CBD area, with possible satellite functions in Category B nodes.
Clustering of government offices is encouraged to support legibility and accessibility network.

Renewal of areas via public investment is encouraged.

See notes on Policy B1

B4.5: Community, Social and Personal Services as an Economic Sector

B4: PG g: See B1

B5: Urban - Rural Connectivity

B5:
PG a:

Vi.
vii.

Hubs with spokes development support structures supported (such as Dlabs, DRDLR FSPU Initiatives).

Inclusion of initiatives by support organization initiatives in urban nodes (Thembalethu) being investigated and should be promoted the spearhead
the desired outcomes.

Regional Market (GRDM) and smaller neighbourhood markets to be identified.

Extension of Go-George services planned (transportation links), internet connectivity, Agri-processing facilities, Freight routes and freight services
extension at the airport.

Public transport (partnerships) between urban- and rural areas.

Rail links to be investigated.

Locality, extent and program of GRDM initiatives, DRDLR investment and interventions to be confirmed.

B6: Economic Enablement

B6:
PG a

Support catalytic projects, space for traders, markets, hives, small industrial erven, more effective use of areas previously allocated for social and
economic use which has not been taken up.

Areas of managed informality to be identified and guidelines for use to be drawn up.

Existing facilities and transport termini/transfer location to be prioritized as areas for upgrade /development.
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iv. All new shopping centres to incorporate an area for informal use in the design and management.
V. Establish economic zones where traders operate. The Thembalethu Node 1 and Nelson Mandela Boulevard traders’ zone and transportation
hubs/stations to be investigated.

B7: Embracing Informality

B7: i. Retail developments to address accommodation of informality.
PG a ii. The provision of facilities for informal traders to be addressed. Informal trading zones to be finalised.
iii. All mixed-use development to illustrate accommodation of informality where applicable.
B8: Mixed Use
B8: i Mixed residential typologies (density, unit types and -sizes, rental/ownership) and land uses, congruent to the spatial elements applicable to the
PG a: property to be applied.
ii. Development must be designed and implemented in a manner that promotes integration and inclusivity and provision for a managed public realm.
iii. Graded density, social gradient principles will apply. Zoning (GIZSB) to make provision for mixed use on catalytic project sites. (Precincts, Densification
areas, Catalytic projects, Nodes).
iv. Identified mixed use sites include Garden Route Dam, mixed use area, Kraaibosch south extension area, Riding club area, Thembalethu Nodes,
Pacaltsdorp Node, Blanco strip, Gwayang Mixed use development, York-R102 precinct, and other catalytic project areas and all large (more than 1ha
(or part of 1ha opportunity)) new development areas.
V. Multi-level, mixed use development within nodes, and specifically within shopping centres encouraged
B8: This approach (referred to as “Lean Urbanism”) is a global movement that “seeks to bring common sense back into the planning and development process—
PG b: | because great neighbourhoods are built with many hands, often in small increments”. Lean Urbanism is “about incremental development [and] identifying

projects in an infill context and short-term opportunism” (Robert Steuteville, 2017). Such an approach makes sense in the economic and fiscal context of
George, and it also happens to allow for more inclusive development. In George informal employment is growing. In the next 15 years, the bulk of economic
growth will come from emerging economies (not the A grade economy), this economic energy should be given space in the structure of all towns and cities. For
example, Proctor and Gamble’s largest customer base is “high frequency” stores (i.e., small shops and street traders). While Lean Urbanism is about process,
the output of smart growth embraces the 10 Principles of Smart Growth.

i In the assessment of land use and building applications and public sector developments, pursue compact and diverse neighbourhoods, offering places
to live, work, recreate all within close proximity, served by streets scaled to people so that they are comfortable to walk.

ii. The scale and format of development can also determine whether this development is inclusive and resilient or exclusive and vulnerable. Many small
developments/ projects rather than dependence on one or two large scale, big bang developments offer opportunities for more inclusive
development, empowering emerging contractors, developers and investors.

jii. Focus interventions on the George CBD, CBD Southern node, Blanco Node, Thembalethu- and Pacaltsdorp Nodal areas CBD’s, the riding club site,
Gwayang mixed use area and the high streets of Uniondale and Haarlem as inclusive, mixed use growth zones. As these promises, under most
circumstances, the best prospect for generating a private sector response at a scale commensurate to the public sector intervention.
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Vi.

vii.

viii.

Upgrade public spaces and streets as public spaces, and establish partnerships to maintain these spaces, to give dignity and priority to the pedestrian
and public transport, to promote impromptu gathering and stimulate footfall in support of small businesses at the street scale.

Optimise existing infrastructure in well located nodes through incentives, partnership projects and land use controls that enable viable investment in
new residential and commercial development. These instruments should ensure that these investments prioritise inclusive housing and commercial
opportunities at the street level in well located areas.

The identification of problem areas and urban management solutions should be done in close consultation with the local formal and informal business
community.

Go beyond incentives to lure big investments and give special attention to attracting many small-scale investments and Small, Medium and Micro-
sized Enterprises (SMMEs).

Economic inclusivity should be as much of a concern in planning and design as inclusionary housing; for example, interventions should seek to
generate structured small sidewalk spaces (formal and informal) that allow the local service economy to thrive.

Reduce the regulatory burden to unleash the capacity of many small investors and developers to contribute to the transformation of George in
targeted restructuring zones. Enabling the concentration of “resources on the task of enabling small-scale, community-centred development and
revitalization” (Steuteville, 2017).

4.5.3 Growth Management

Policy C: Manage the Growth of Urban Settlements, and accommodation of rural living, to ensure the optimum and efficient use of resources.

Human Settlement refers to all activities related to the transformation of the environment to accommodate socio-economic- and housing development. This policy aims
to coordinate and guide development planning to create a compact, efficient urban form, whilst allowing opportunity for all (economic, housing, social) and protecting
the rural area (natural, tourism, agriculture, rural economy). The spatial proposals contained in Policy C relates to categories of land use to be acknowledged and managed
within the "human settlement" ambit and should be read within the context created by other policies/themes. Smart Growth Principles to apply. Controlled development
patterns facilitate better resource use, protection of sensitive environments, integration, opportunity for all (including transformation), fiscal sustainability and resilience,
economic potential and legibility (use and investment). It guides the implementation of IDP priorities, by using measures to advance SLUMA principles. Managed growth
also prevents further loss of natural- and agricultural assets.

‘ Policy Guidelines for specific Implementation Actions

4.5.3.1 C1: Maintaining a Hierarchy of Settlements

Cl:Table 3:
Settlement

Hierarchy,
has
reference.

A small-town revitalization strategy to be implemented in respect of Uniondale
Haarlem supported as a focus/hub for small farming/agriculture initiatives, to be linked to markets in larger centra
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4.5.3.2 C2: Compact Growth Absorption
Compact growth absorption is managed through allowance for all activities to take place, within a guiding spatial framework.

C2.1: i The urban edge as the development boundary will be maintained, where identified for settlements in the Greater George Area and the George city
PG a: area. Infill and densification are supported.

ii. No extension of the urban edge of lower order settlements will be allowed.

iii. The urban edge will not be extended where natural areas are eroded.

iv. To avoid land speculation, development proposals in the long term- growth direction will be considered on application, based on demonstration of
low impact of municipal fiscal sustainability, accommodation of mixed typologies, integration with adjacent areas, continuous urban fabric and
technical evaluation

V. No residential and other estates which interfere with future urban growth and integration with the adjacent (current and future) urban fabric will be
supported.

Vi. Gated complexes within estate precincts and/or single gated complexes/estatesshould not exceed Sha of developable area, motivation required for
deviation in terms of the GIZS By-law.

vii. No GSP will be considered outside the urban development boundary
viii. The urban edge should only be adjusted, if required, by the George Municipality in the next 5-year review of the MSDF based on:
i The George Municipality’s urban growth management strategies
ii. The Municipality’s fiscal sustainability and Long-Term Financial Plan
iii. The Municipality’s capital infrastructure programme
iv. Development trends and the associated rate of consumption of vacant and under-utilised land within the urban edge
V. The performance and forecasted performance of the national and regional economy and its impact on the local economy.

ix. Growth (beyond the existing urban edges) of Hoekwil-Touwsranten and Kleinkrantz-Wilderness is not supported at this stage and future growth will
only be considered if growth direction and design fosters integration of communities. Extension of the urban edge in Uniondale and Haarlem is not
considered at this stage.

X. Given the lead time required to implement development and the intention to retain the urban edge, applications for development in the future
growth direction must be motivated in terms of the George Urban Growth Proposal Assessment Framework (See Annexure 2).

Xi. A study to be conducted relating to historic council resolutions on minimum subdivision sizes in existing residential neighbourhoods to be undertaken
(implementation action). Resolutions will remain enforced until repealed by Council.

Cc2.2: When available land(and infill opportunities) inside the urban edge has been developed, the George area’s medium - long term spatial growth
PG a: direction, beyond the current urban edge is in two categories:

a) The MSDF earmarks the Gwayang area (between the airport node and the Pacaltsdorp Industrial area), the Pacaltsdorp infill area (between Beach
Road and the future southern bypass link) and the Sandkraal (south Thembalethu/Pacaltsdorp) area as a future long term special economic
development opportunity zones (non-residential/urban) albeit outside the urban edge. Areas have been identified as presenting an opportunity to
create economic enablement and may include limited social (education/training) opportunities, in close proximity and/or accessible to the current
urban fabric. The intention of this long-term investment area is not to redirect any potential investment away from the existing urban areas in
George. Rather, to attract developments that, due to scale and uniqueness will not “fit” into any other area of George. Such development must
positively impact on the space economy of George and must illustrate a positive effect on the poorest areas of George (linkage/types of activity to
show integrated enablement) — bringing improved infrastructure and employment to the area. It is important that the area is developed in an
integrated and coherent manner if the full potential of the envisaged opportunity is to be realised. (Also refer to other sections on facilitation of
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vi.

economic growth). The economic enablement areas outside the urban edge are not intended for residential/retail development. Ad hoc proposals
for these areas should be resisted and context integration must be illustrated.

Future growth direction to the west of the city area to be investigated with due consideration of urban growth pressures and relative agriculture
potential (implementation action).

Any development that proposes to extend the urban footprint of the George city or create a new urban or suburban footprint in the municipal area
must be assessed in terms of the Urban Growth Proposals Assessment Framework presented in Annexure 3. This Framework seeks to ensure that
such an assessment process adequately engages with the viability, performance and sustainability concerns from the perspective of the overall
public good.

Infrastructure modelling (Water, Sanitation, Stormwater and Roads (CITP) master plans) to be used in the assessment - assessment should not be
done on a site-specific level only.

Where economic activity is within a reasonable commuting distance from the urban centres of George and within the means of the public transport
system to service, it is preferred that settlement takes place within the urban centres to achieve economies of scale and efficiencies. This is also
important to ensure that workers have choice of work opportunities based on where they reside and they are not trapped by virtue of where they
reside and the transport options available as to what work opportunities are available, given that sources of employment can change.

Proposals for lateral urban growth of the George city area or new development of an urban or suburban nature must be reviewed in terms of a
framework (Annexure 1 & 2) that assures the Municipality of no short- or long-term impact on its sustainability, from a capital and operating
perspective.

C2.3:
PG a:

Vi.

vii.
viii.

Densification is supported in all nodal precincts and in density zones along main transportation corridors. The position, nature, composition, scale,
design of higher density residential development will relate to the context of the development site. A graded density approach will be followed in
residential areas. Higher density to be considered in all areas of the CBD and nodes and precincts. Densification facilitated in the mixed-use infill sites
and catalytic project sites by requiring a density mix to be illustrated in development proposals/applications.

The repair and renewal of existing infrastructure in well located areas to support the enhanced capacity to accommodate densification.

Backyard dwellings provide accommodation in areas within the urban fabric. Although back yarding is a form of rental accommodation, the use should
be formalized/regulated to create safe, liveable neighbourhoods, and provided for the possibility of assisted upgrading of tenure should be
investigated.

Second dwellings should be planned for in the layouts and infrastructure specifications for all new housing developments, where possible and context
appropriate. By-laws and any other regulatory constraints should be reviewed to reduce the barriers and costs to developing suitable second
dwellings.

Units supported above ground floor on all business sites/precincts.

Second dwelling- and additional dwelling allowance in the Zoning Scheme Bylaw (read with the WC Rural Development Guidelines) aids densification
that supports the provision of rental accommodation.

All properties within the restructuring zone falls within the densification area.

Graded densification supported in all nodes/precincts and densification corridors (General Principle 0-150m at 80u/ha (or motivated higher), 150-
400m = 60 u/ha, 400-500m = 45u/ha). Units supported above ground floor on all business sites/precincts.

National and provincial government have set municipalities the target of increasing the density of urban areas to an average gross based density of 25
dwelling units / hectare. Densification (existing and proposed) should consider the availability of urban supportive uses and the provision of active
open spaces. National and provincial government have set municipalities the target of increasing the density of urban areas to an average gross based
density of 25 dwelling units / hectare.
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Densification should consider the availability of urban supportive uses and the provision of active open spaces. Available data suggests that the
number of households residing in informal backyard shelters is almost equal to the number of those living in informal settlements. Informal
densification is acknowledged and should be considered in the provision of urban supportive facilities. (Nodes and Precincts Densification areas CBD
Catalytic project site, restructuring zone).

C2.4: Restructure settlement patterns through infill development of vacant and underutilised land in the settlements (urban areas) in the George Municipal Area

C2.4: i Development of residential units above ground floor in the CBD and nodal precincts to be supported (interventions to be investigated include shared

PG a parking arrangements, reduced parking allowance (Access Management Guidelines to be considered), inclusion in joint management (area
maintenance and security) arrangements.

C2.4: i Given the densification intent and ongoing implementation thereof (restructuring projects, erf-based densification, second dwellings, backyard

PG b. dwellings, etc) care must be taken that sufficient areas are retained for urban supportive uses (economic and social services, open space,

Vi.

vii.

viii.

Xi.

Xii.

xiii.

transportation, NMT, pedestrian routes, storm-water management- and other infrastructure, public realm) over the long term, rather than allocating
all vacant land for housing purposes.

Areas to accommodate residential growth - relating to various typologies and densities) has been identified and include infill development.

The vacant land parcels within the PHSHDA (including the Restructuring Zone) to be prioritized for gap/GSP housing or should include mixed income
typologies and possibly inclusionary housing units.

The upgrading of informal settlements within the footprint of the current settlement is required in order to retain the social use pattern of the
communities and to avoid re-location to more remote areas and issues relating to influx of unknown persons to vacated urban areas.

Alternative housing typologies to support densification in appropriate infill sites (GSP)

The spatial land budget presented in Annexure 4 demonstrates that there are numerous public and privately owned medium sized (1ha and larger -or
identifies in land use applications and proposals) large land parcels suitable for “greenfields” urban development within the urban edge of the George
City area. The best use on the identified infill land (See Annexure 4) to be facilitated, to include consideration of socio-economic and recreational
needs of the resident community — specifically in dense urban fabric such as the Thembalethu and Borchards functional areas. With the aforesaid
consideration in mind, these infill development opportunities may be prioritised for release and development within the human settlement
development and private sector pipelines.

Strategic land parcels should be prioritised for release for mixed use development that is inclusive of high density social or affordable rental housing
and catalytic in nature from the perspective of regenerating the CBD for example.

Promote and direct new affordable residential development to well-located infill and/or vacant or under-utilised land in the PHSHDA area.

Actively support the reservation and protection of municipal owned land as an asset to assist in achieving social integration and living opportunities
closer to existing facilities, employment opportunities, services and / or amenity sites.

Apply a good urban design guideline to ensure that the impact of infill developments on receiving neighbourhoods is positive.

Support the use of underutilised land in proximity to the intersections off the N2 and along the routes linking Pacaltsdorp and Thembalethu to the
existing CBD for more intensive mixed-use development.

Promote social housing in the Restructuring Zone and sites identified for such purposes and gap housing within the PHSHDA, within a suitable mix of
uses that also harnesses economic development opportunities that will generate employment and with the provision of urban supportive services and
facilities to standard.

Beyond the WCG’s existing human settlement development pipeline, no new housing projects should be located on the periphery of the George city
area. The proposed and existing pipeline to be reviewed in terms of this guideline.
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Xiv. Put in place an inter-governmental portfolio of land, a preparation programme and a land release strategy and contract this inter-governmentally,
starting with land identified in the George Restructuring Strategy,-congruent with a considered Human Settlements Plan.

C2.5: Urban Fabric Continuity, integration, and walkability to be included in development design and implementation actions

C2.5: i Resist gated developments / estates in locations and at a scale that will compromise the walkability of the area and specifically safe, comfortable

PG a pedestrian and non-motorised transport access to public transport routes and the non-motorised transport network. Linkages that provide integration
must be prioritized.

ii. Gated development to be sensitive to public road frontage and adjacent public places, including public open spaces, enabling access to open space
networks.

iii. Promote alternative forms of enhanced safety that provide broader public benefit (e.g., security patrols and CCTV cameras).

C2.5: i Get the land use and density right — create a reason to walk and enable walks to be reasonably short and achieve a range of needs.

PG b ii. Make walking safe and comfortable. This is influenced by block size, sidewalk quality, a connected street network and visual interest.

iii. Ensure good edges to streets. Everyone seeks “prospect” and “refuge” — visually attractive and safe — people are “drawn to spaces that have good
edges” (Speck, 2013).

iv. Make sure that streets include signs of humanity (active ground floors, cluster social facilities).
V. Develop an integrated and connected street network, improving pedestrian connections allowing direct connections between places wherever
possible.
vi. Promote walkable block sizes of no more than 80-100m.
vii. Incentivise and encourage active ground floor use within mixed use zones.
viii. Promote fine grained development, enabling and incentivising many small developers over large scale, single use developments.
iX. Rationalise streets over time to promote “skinny streets”, narrow streets through infill, wider sidewalks and landscaping or increase height of
buildings so that streets have a width to height ratio of less than 6:1. A 2 lane street can take 10 000 cars/day.
X. Apply George Zoning Scheme By-Law so that the intensification / restructuring zone has a lower parking requirement. This is an essential ingredient

in improving affordability and inclusivity of both residential and commercial development. It is also consistent and supportive of the significant
investments in Go George and its long-term viability.

Xi. Landscape priority corridors with wide road reserves where infill is not proposed to enhance these spaces as public spaces, NMT corridors and
green lungs that absorb air pollution from traffic and mitigate the heat island effect.

C2.6: Space Economy and Support Services Network to support the compact urban form

C2.6: i The space economy to be directed to not only main nodes and precincts and industrial areas, but also to defined linear activity streets (See Par 4.3.2)

PG a ii. Economic and higher order facilities to be accommodated in the hierarchy of Nodes, Precincts, and Mixed-Use investment properties. Clustering of
Urban functions (Social) encouraged.

C2.6: jii. Defined social support services (frail care, special needs education, creches, soup kitchens, children’s homes, etc, as defined in the GIZSB) may be

PG b accommodated in the residential urban fabric, subject to due process

125|George Spatial Development Framework 2023: Draft 2 For Comment Nov. 2022



4.5.3.3 C3: Protect the Public Realm

C3: i Creating quality, functional and active (used) public spaces foster social integration and contributes to the 'sense of place" of certain areas. Public
PG a squares, markets, activity streets, active sidewalks and mixed used nodes must be designed to build a good quality public realm. Spaces should not be
undefined open spaces but linked to investment, active use, and management structures.
C3.1: i Areas considered "public realm focus areas" (markets/plazas) to be identified as part of the CBD Regeneration drive and the Thembalethu Node
PG a: design, in the Pacaltsdorp Revitalization Plan, in all nodes, where possible, to showcases areas of integrated public use. Aspects to consider include
provision of public furniture, trees, landscaped areas. The Heritage Strategy to contribute to the identification of "public places". The implementation
of the CBD pedestrian framework to be tracked and reviewed based on changing circumstances and new development in the CBD.
ii. In addition to the Integrated Human Settlement approach, the active planning to enhance the shared public realm is required. The following principles
apply: Main nodes (A and B) and activity zones should be positioned (proximity) to benefit more than one segment (race, income) of the community.
The space economy (higher order facilities) of George creates a framework to guide investment to provide impetus for re-development and upgrading
in poorer areas. The position of existing regional sport facilities relates to historic use and contractual arrangements. These facilities must be open to
general public use and not (as a whole) be made exclusive. (Public Squares Activity Streets Nodes, Precincts Economic Zones and Catalytic Projects)
jii. The CBD Pedestrian Framework (Pedestrian) Upgrades (York Street) Doneraille Square (lakupa 2013) apply.
iv. The pedestrian design/planning to be upgrades to facilitate economic opportunity (of adjacent sites as well), specifically in Nelson Mandela Boulevard,
Thembalethu.
V. The Train station to York Street pedestrian link to be re-visited to confirm implementation probability and/or redesign to utilize pedestrian links along
roads (pavement plan).
C3.2: i Parks and recreation areas have been identified.
PG a: ii. Development of active playparks to be prioritized in relation to population within walking distance.
iii. All areas affected by hydrological lines and associated buffers are delineated, properties zoned for open space and undetermined use (use not
allocated) have been registered. Conservation (See below) and Protected areas are mapped.
iv. A storm-water master plan, which incorporates SUDS principles to protect the natural areas should be concluded to advise the categorization of open
space - for protection, active use, possible release and for the allocation of maintenance responsibility.
V. Given the densification imperative, no park areas (zoned park) should be allocated for permanent exclusive use in densely populated areas (current
and future)
4.5.3.4 C4: Focussed Revitalization
C4. i. The CBD Regeneration Project to identify initiatives relating to the upgrading of areas. Joint management areas to be identified
PG a
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4.5.3.5 C5: Managed Urban Open Space System

C5.1:
PG a

Vi.

vii.

viii.

Xi.

Xii.
Xiii.

Stormwater Master Plan to be extended in phases and a related Open Space Network Plan (GOSP) is in process of development (Implementation
action).

Active utilization of open space within the City Area, where possible, shared management responsibility model to be included in the GOSS, Safety of
open spaces to be designed, including principles such as "eyes on site" and other security measures to be incorporated. Public Realm integration of
open space encouraged- i.e., active open space within mixed use precincts.

An integrated and functional open space system to be developed, including attention to sustainable urban drainage systems and active use area
(adopt a spot):

Build and create an interactive open space system on an equitable basis prioritising implementation in a manner that focuses on the poor and denser
neighbourhoods of the George city area.

Use the natural assets; namely, the river corridors running through the George city area to “anchor” and structure the open space system.

Seek opportunities to consolidate this system - linking the existing and proposed formal open spaces to it so as to expand the ecological functionality
and recreational opportunities presented by a network of formal, informal and natural open spaces.

Areas for active and passive recreational facilities (e.g., sports fields, jogging and cycling trails, etc.), should be integrated into the open space system
and designed to be appealing to all, legible and safe.

Seek solutions to create a safe open space system to encourage active use, such as secure walkways between recreation and sport facilities/areas.
Open Spaces in the George City Area should be protected, maintained and sensitively developed to facilitate an effective storm water management
regime, based on SUDS principles.

Seek opportunities to integrate the conservation of critical biodiversity areas into the open space system that allows public interaction in terms of land
uses supported by the spatial planning categories.

Define the edges between settlement and open spaces (open space-, some undetermined zoned properties and also vacant areas within otherwise
zoned public and private properties) so as to contain urban (building and use) expansion and mitigate the effects of storm water run-off by
implementing and maintaining recreational tracks and sustainable urban drainage systems. Built edges should define and overlook the open space
network to promote activity and passive surveillance by: Establishing positive edges e.g., stoeps, raised terraces and landscaping.

Buildings must face onto, and not away from, rivers, watercourses and public open space corridors and parks.

For new urban development, the layout must allow for roads (or at least public walkway or cycle tracks) between the buildings and the watercourse
(including the buffer zone) to allow surveillance and disaster risk management.

C5.2:
PG a

vii.

Parks, at various scales (local, community, regional) to be provided as per standard.

Areas to be identified in existing urban fabric, as part of the GMOSS, and new, well-placed parks (various scales, with related management and
maintenance proposals) to be provided in all new developments.

As far as possible, associate municipal parks with community facilities and schools to secure the safety and maintenance benefits of clustering

Urban Greening initiatives to be included in all developments

Rooftop gardens in the CBD core to be encouraged

In private developments urban greening including parks and open spaces may be set as a development condition, in accordance with the GIZS By-law,
as read with proposed offset policy - with clearance for occupancy only given on confirmation of implementation.

Park identification and classification to form the basis of funding applications to aid implementation of urban greening- most densely populated areas
to be prioritized
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4.5.4 Integrated Housing

Policy D: Balanced, integrated housing options to be provided. Maintain a compact urban form to achieve better efficiency in service delivery and resource use and to
facilitate inclusion and integration. Housing solutions to form part of integrated human settlement developments and to include options relating to provision of gap

housing.
D1: All Market Segments to be catered for.
PG a: i Areas for the various housing segment options to be provided. GSP, affordable and conventional housing to be accommodated within the PHSHDA.

ii. Blanco area to be included in the PHSHDA. High end and luxury market accommodated in infill sites in mixed typology developments and to be
motivated in future development areas (as per the George Urban Growth Proposals Assessment Framework).

iii. Areas for release of gap housing erven (public and private) include Pacaltsdorp private infill, Delville Park, Sweetpea development, Gwayang proposed
housing, and other.
iv. Private initiative delivers rental accommodation at various affordability levels. Social housing provision, within the restructuring zone, targets two
priority sites (Crocodile farm, road camp) and the GRDM Omega Street development, as a first delivery phase, to yield an approximate 1000 social
housing rental units (qualifying income in the upper and lower bands vary from R 1850 to R22 000).
V. Incremental housing approach to be supported.
D2: i A Variety of housing typologies to be facilitated
PG
a:
D3: i Human Settlement Integration: Implement a more articulated approach to the development of human settlement opportunities that supports the
PG spatial development vision of the MSDF and stimulates economic development.
a: ii. Quality living environments must be created to promote resilience.
D4: i Ownership and Accommodation options to be facilitated — See typologies
PG
a.
D5: i Functional Property Markets and development lead time acknowledged.
PG ii. Developments in the future development direction to be considered based on the George Urban Growth Proposals Assessment Framework.
a: iii. Fiscal viability and fine grain integration to be specifically illustrated.
D6: Integrated Human Settlement — development within Human Settlement projects and private development, to be spatially (and functionally) planned to ensure
PG a | integrated communities.

i Provision for all facilities/services in an acceptable ratio in appropriate places, integrated with the adjacent area planning and congruent with the
overall development context of George is not negotiable. The emphasis should be on creating human settlements and not just on continuing the
number of residential units/erven. In view of the densification (second dwellings, higher densities, subdivision, backyard rentals, informal/formalized
settlements) care must be taken to support integrated human settlement (i.e., provision of all facilities/services) to established communities and not
to use all infill/vacant land for housing. Densification must be balanced with protection of areas for socio-economic opportunity to ensure liveability
and sustainability. Uptake of latent rights on developed properties to be investigated by all investors.
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vi.

Vii.

viii.

Integration also supports in situ upgrading, and principles such as: the accommodation of the poor within the urban fabric and rather the more

affluent on the periphery (rather than the other way around), bringing higher value options to lower value areas, no separate facilities for

communities based on income-separation, mixed typologies, mixed income on functional level, graded income mix in infill.

Actions include:
Verify housing demand and segment this into affordability bands so that appropriate strategies for housing supply across a spectrum of tenure options
be developed to respond to real need, including, for the GAP market and non-qualifiers. (See the draft GSHSP)

Prioritise housing delivery in locations with good accessibility to formalised public transport / GoGeorge networks. (Densification, restructuring zones)
extend the public transport system.

Promote affordable / inclusionary housing in well located and well-served areas where opportunities for sustainable livelihoods and jobs are highest ar
where access to social facilities is affordable. (Densification, restructuring zones, nodes and economic precincts)

Initiate social rental housing projects, inclusive of mixed use at the street scale, on public land in the George CBD identified in the George Restructuring
Strategy. The Croc Farm site, the Road Camp site and the Omega Street projects are identified as priority for implementation.

Support the consolidation of backyard housing / second dwellings as a legitimate form of housing supply and household income and address infrastruc
capacity and tenure issues associated with this process.

Revise parking ratios, congruent with evaluation of PT 1 & 2 zones in the intensification zone to improve affordability in housing development and the
quality of the streetscape.

Consider Inclusionary Housing as a method of integrated housing development.

4.5.5 Wealth of natural assets and Resilience

Policy E: Manage the use of land in the Municipal area in a manner which protects natural resources, ecological functioning and -services, as well as the rural character.
The rural environment (outside the urban edge) includes the majority of the natural and agricultural (farming and forestry) areas of George. The protection of the
natural environment is important from an ecological functioning- and heritage perspective and also insofar it contributes to the economy and the sense of place of
George (intrinsic - and instrumental value). The natural environment is being systematically eroded and this asset must be actively protected and re-instated. The
natural environment is also protected in urban areas.

l Policy Guidelines for specific Implementation Actions

4.5.5.1 E1: Manage the use of land in the Municipal area in a manner which protects natural resources, ecological functioning and -services, as well as the rural
character

i The proclaimed environmental areas (Protected areas), the CBA, ESA, CML and the GRNP Support Area was used as the base for delineating areas of specific
environmental importance. Hydrological features and buffer and slope analysis to be read in conjunction with aforesaid elements. In non-urban areas, not
included in the priority natural area, general environmental considerations (CBA, ESA, hydrology and buffers, slope) will apply. Natural Priority area links to
similar protection corridors in adjacent municipalities.

ii. CBA and slope (1:4 and steeper) inform land use applications. ESA, CML and Priority Natural area to be added for consideration. The coastal protection zone is
over existing urban areas, in parts and land use guideline line, instead of an enforced line to apply. OSCA processes to continue and to take SDF informants into
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account - specifically relating to environmental network (connected priority area) into account. Land use conditions and mitigation apply in this area. Mitigation
shown in conditions and translated to SDP's and building plans. The guidelines of the WC DEA&DP RDG 2017 in respect of rural conservation worthy areas

PG a.

apply.
i

Vi.
Vii.

Consolidate as far as possible areas of conservation worth (i.e. critical terrestrial and aquatic biodiversity areas, ecological support areas and protected
areas). Development within the Priority Natural areas must be managed to have minimum impact (individual and collected).

Fragmentation of natural areas is not supported. SANParks, SANBI, DEA&DP and Cape Nature to comment on all applications for land use change.
Clearing of invasive species to allow reinstatement of natural vegetation to be promoted.

Landowners encouraged to enter into biodiversity management agreements (stewardship) and to adopt a conservation related zoning, with
development footprints shown on SDP level. Conversion from "Agriculture | or II" in the priority area, to "Open Space Zone II1" to be implemented as a
rectification (Zoning Bylaw), with consents to be applied for.

Conditions relating to fencing may apply in Biodiversity Agreements to ensure continuation of the ecological system. Ensure that areas linking, or with
the potential to link, critical biodiversity areas can function as continuous ecological infrastructure.

Specific condition: No urban development should be allowed to the north, east or west of the Garden Route dam (i.e., beyond the urban edge).
(Proclaimed Natural Areas and buffers, CBA and ESA, Priority Natural Area, Hydrological lines and buffers, water catchments and steep slope)

El:
PG

iii.

Development along these corridors, specifically outside the urban edge) must be sensitive and seek to have minimum impact.

Ensure that landscapes linking, or with the potential to link, critical biodiversity areas can function as ecological corridors (i.e., along the coast and
along the rivers that link the coast to the mountains). Specific Condition: Further extension of the urban Edge along the Kaaimans River is not
supported.

(Priority Natural areas, Environmental Corridors (Green Links) and Hydrological features and buffers, Open Space System, Steep slope, Coastal
Protection zone, CBA, ESA).

Main environmental corridors: Kaaimans/Silver River-, Touw River-, Duiwe-Klein Keurbooms River-, Diep River-, Coastal Protection Zone, upper
Keurbooms.

Corridors extending from urban to natural areas also to be kept intact, including Gwaiing, Meul (Molen), Kat, Schaapkop, Swart and other tributories.
Applications (land use management and building control) evaluated to ensure context suitability and impact (footprint, use, access, other
consideration).

E1l:
PG c:

The off set of areas, which forms part of environmental corridors or main natural systems (hydrology). will not be supported. Off-sets to be
determined in consultation with relevant authorities. Off-sets to apply mostly in urban areas. (Priority Natural areas, Environmental Corridors (Green
Links) and Hydrological features and buffers, Open Space System, Steep slope, Coastal Protection zone, CBA, ESA)

El:
PG

No further development should take place seaward / towards estuaries of the Coastal Management Line and upgrading and/or amendment of existing
use will be subject to mitigation actions. A CML is a mechanism to temper development rights based on the risks identified and propose suitable
development controls. (DEA&DP: CML Guidelines)

New land use developments will be subject to ecological setbacks along the coast and around freshwater systems in order to maintain the economic
and ecological functioning of marine and other aquatic ecosystems, as determined on site and in line with guidelines in the Coastal protection zone.
Estuary Management Plans (draft) to be considered.
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Vi.

A Coastal Management Line (a development limit) as well as a Coastal Protection Zone (a planning and management zone) is delineated for the
Greater George Area in this MSDF, based on a coastal risk assessment for 20 (high risk), 50 (medium risk) and 100 (low risk) year horizons.

There should be no development of new hard protective structures along the coastline and freshwater systems, adaptation is preferred.

Further coastal, estuarine residential development which is not integrated within existing settlements is not supported.

Infill development of coastal settlements should be carefully managed to ensure that roads and utility infrastructure is able to adequately meet the
demand and performance standards in order not to compromise the host environment. Overlay zones and/or development conditions should be
considered to set additional parameters for development and land use in particularly sensitive and unique environments. (CML (including the flood
risk zones, 5m height), Coastal Protection Zone, Primary dune system, estuarine buffers (mudflats))

Development within the CML and Coastal Protection zone to be subject to special conditions. The Coastal protection zone is declared in terms of the
Environmental Conservation Act 1989 (Act 73 of 1989) as a sensitive coastal area within which activities identified in terms of Section 21(1) of that Act
may not be undertaken without authorization). Land Use Management and Building Control applications to be sent to the relevant authorities for
comment.

No development is permitted (structures/use/access) in the primary dune system.

4.5.5.2 E2: Manage development along the coastline and wetlands in a sustainable and precautionary manner.

E2:
PG a:

No further development should take place seaward / towards estuaries of the Coastal Management Line and upgrading and/or amendment of existing
use will be subject to mitigation actions. A CML is a mechanism to temper development rights based on the risks identified and propose suitable
development controls. (DEA&DP: CML Guidelines)

New land use developments will be subject to ecological setbacks along the coast and around freshwater systems in order to maintain the economic
and ecological functioning of marine and other aquatic ecosystems, as determined on site and in line with guidelines in the Coastal protection zone.
Estuary Management Plans (draft) to be considered.

A Coastal Management Line (a development limit) as well as a Coastal Protection Zone (a planning and management zone) is delineated for the
Greater George Area in this MSDF, based on a coastal risk assessment for 20 (high risk), 50 (medium risk) and 100 (low risk) year horizons.

There should be no development of new hard protective structures along the coastline and freshwater systems, adaptation is preferred.

Further coastal, estuarine residential development which is not integrated within existing settlements is not supported.

Infill development of coastal settlements should be carefully managed to ensure that roads and utility infrastructure is able to adequately meet the
demand and performance standards in order not to compromise the host environment. Overlay zones and/or development conditions should be
considered to set additional parameters for development and land use in particularly sensitive and unique environments. (CML (including the flood
risk zones, 10m height), Coastal Protection Zone, Primary dune system, estuarine buffers (mudflats))

Development within the CML and Coastal Protection zone to be subject to special conditions. The Coastal protection zone is declared in terms of the
Environmental Conservation Act 1989 (Act 73 of 1989) as a sensitive coastal area within which activities identified in terms of Section 21(1) of that Act
may not be undertaken without authorization). Land Use Management and Building Control applications to be sent to the relevant authorities for
comment. No development is permitted (structures/use/access) in the primary dune system.
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E2:

The Primary dune system, sand dunes and estuarine mud flats are to be indicated (spatially) and no development is allowed within this area.

PG Development on adjacent areas/properties to include mitigation (stormwater management, erosion precaution, etc) to protect the functioning of
b: these natural elements. (Primary dune systems and dunes estuarine mudflats CML)
ii. No specific delineation currently, but forms part of the CML protected area, to be confirmed
E2: i An evaluation to be done and appropriate mitigation to be implemented in risk areas. The planning and design of new infrastructure, in particular
PG c: storm water systems, should consider the higher frequency of flooding associated with extreme weather conditions and erosion and mitigate to avoid
possible damage.
E2: i No development /land use that disturbed the natural state of the land should be allowed below the 5m contour line. Development below the 10m
PG line: Development guidelines related to the coastal protection zone also to be considered.
d: i

10m contour line considered in Land Use Management- SDP- and building plan applications. The CML incorporates risk related categories, such as the
wave run up, storm surge, dune mitigation, erosion, slope stability, flooding, sea level rise.
Mitigation to be shown and adequacy of mitigation to be proven as part of land use applications.

4.5.5.3 E3: Protect and celebrate natural features and collective spaces

E3: i The Garden Route National Parks Management Plan applies to the GRNP area. Access- and use management in and around Municipal Reserves to
PG a: facilitate inclusive use, considering the protection of the heritage-and environmental importance of the sites. Any development along nature areas to
show consideration to allow managed public access. (Priority Natural Areas, Green Core, Coastal Protection areas)
ii. GRNP Management Plan and other protected areas management plans apply. Management plans relating to municipal nature reserves apply (in
draft).
E3: i The Coastal Management Act and WC Coastal Access Strategy and draft WC Estuary Management plans (use zones) apply.
PG ii. Coastal access points are mapped. Areas to extend combined tourism and/or public access and related uses are mapped (See Par 4.3.1.3).
b: .

Access to the coastline presents opportunities for recreational activity, local economic development, and local tourism which should be sensitively
planned and managed in terms of a considered evaluation at land use management application stage: i.e., preference given in tourism zones or at
coastal access points to facilitate public use and encourage active design of the public realm. The Municipality will work with private landowners and
the Ballots Bay Homeowners Association to provide for safe and environmentally responsible public access. Joint ownership entities should protect
public access rights/ servitudes in their constitutions. Approved private development on public and private land should not remove historical public
access to the coast. Publicly owned property on the coastal edge, outside of the GRNP, should be used to secure and protect public access to the
coastline in perpetuity. Public coastal access points that should be reinforced, planned, and managed in such a way as to provide facilities and unlock
sustainable and ecologically sensitive local economic opportunities. The draft Western Cape Coastal Access Strategy sets out minimum requirements
for designated coastal access sites/ routes. Formalise unsafe public access, such as the Fisherman’s Path in Wilderness East. The Municipality
should maintain a coastal access audit. (Coastal access points Tourism Precincts Coastal Protection Zone)

Coastal access points are mapped but to be applied to all possible (existing) access points/paths along coastal strips. Coastal access lanes serving
individual properties is not supported.
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E3:
PG c:

Natural screening along all main roads (Policy Guideline: Ridgelines are the lines along the crest formed by the highest points, with the terrain
dropping down on either side. These lines should be used to evaluate visual impact in scenic areas when planning applications are reviewed).
Prevent development higher than the 280m contour line or on slopes steeper than 1:4.

The developable area of any site should be of sufficient size to contain any use areas, including access/manoeuvring/outbuildings without requiring
works that could harm the visual impact from lower lying areas.

4.5.5.4 E4: Climate Change Impact Mitigation and Natural Disaster Risk Management

E4.1:
PG a

Vi.

vii.

Fire risk zones have been identified. Mitigation to stop the spread of veldfire is included in management plans of forestry and nature
reserve/protection areas and must be implemented. The responsibility of maintaining fire lanes and/or other appropriate mitigation measures falls on
each property owner.

The municipal planning and building control systems (Land Use conditions, development plan- and building plan approval) applicable specifically to all
fringe areas (all rural development and development on the edges of urban areas) must contain fire risk mitigation (See Guidelines issued by the
GRDM (Disaster Risk Management) and notification of fire risk. Estates to contain fire mitigation regimes (areas and process, such as ecological fire
regimes) within the estate boundaries.

Programs of controlled burns in natural areas (including all vacant properties) to be implemented by landowners/authorized entities as per their
management plans.

All rural property owners to form part of fire protection plans/forums (Southern Cape Fire Protection Association) and to implement
recommendations. In natural areas cutting (removing indigenous vegetation) is not a substitute for burning- ecological fire regimes to be maintained
by the landowners/management authorities.

Alien vegetation eradication programs to be promoted (incentivised/enforced). Fire Fringe mitigation applied to all properties (Land use management
conditions, building control)- GRDM DRM awareness pamphlets with building plan approval in rural areas and along fringe.

Fire Fringe mitigation applied to all properties (Land use management conditions, building control)- GRDM DRM awareness pamphlets with building
plan approval in rural areas and along fringe.

Road access required for emergency vehicles and for evacuation of densely populated areas to be prioritized

E4.2:
PG a

10m risk line and flood risk zones/sea level rise risk zones applied - development proposals to illustrate adequate mitigation. Storm water master plan
to be done.

Hydrological buffers to be retained to aid off-line stormwater management in all areas.

Stormwater management on sites to consider stormwater management on larger scale. Areas of incidents of flooding to be mapped.

E4.3:
PG a

Possible influx of population from outside areas and rural areas due to climate change effect on farming to be considered.
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4.5.5.5 E5: Climate Change Adaptation

E5.1:
PG a

Require a Climate Change Adaptation Strategy for George, specific to the local context and related to actionable processes and projects to be
developed (related to the preventing disasters (natural and human-induced) and to affect a "greener" more sustainable future. Focus areas already
included: Protecting natural environment and systems, alternative energy generation, protection of strategic water sources, improve public transport,
city greening initiatives. (Priority Environmental area, Energy project sites, public transport routes, Hydrological features, and buffers)

Many initiatives address adaptation insofar as the urban and rural environment, and how it is to be used, is concerned. A Strategy should be derived
to consolidate initiatives, identify gaps and opportunities to further implement practical climate change adaptation measures. The GRDM Climate
Change Adaptation Plan 2014 (and 2018 summary report) to be considered.

Urban Greening and other adaptation to be enforced via land use management conditions.

E6: Hydrological System protection (Hydrological system, Rivers, and Estuaries)

E6.1:
PG a:

vi.

Vii.

viii.

Xi.

Xii.

Watercourses must be correctly classified and delineated with the assistance of specialist expertise based on ground-truthing and not only geo-
spatial databases. Notwithstanding date specific ground truthing, the hydrological system (area drainage based on low point water movement)
must be considered.

Watercourses may not be straightened or canalised.

Development in river corridors must be avoided, but where required for municipal infrastructure/tourism, incorporate a site specific, proactive
approach to storm water management, erosion prevention and alien invasive vegetation eradication.

A precautionary approach supported by strong land use management and enforcement should be applied to activity and development within the
catchments of priority and endangered water resource units

Water, sanitation and storm water infrastructure master planning and budgeting must ensure timeous maintenance and upgrading to secure the
integrity of the hydrological systems / eco-services and mitigate risk to public health. Poor maintenance or where facilities operate at over capacity
can result in the pollution of rivers, which has an adverse impact on human health and the environment and presents a considerable social and
economic cost. This can be exacerbated by both drought and high rainfall periods.

Natural riparian zones (riverbanks) must be retained and protected or restored if degraded or absent.

Buildings and structures (other than linear infrastructure that must cross a watercourse) must be set back at least 32m from a watercourse and
40m form higher order rivers, or outside of the 1 in 100-year flood line, whichever is the greatest.

Sewer lines (except where it needs to cross a watercourse) must be set back at least 32m from a watercourse (river or wetland) and 40m form
higher order rivers. This reduces the chance of sewage entering a watercourse and increases the likelihood of a sewage spill being reported.
Where there are existing rights to build within 32m/40m of the edge of a watercourse and it cannot be altogether avoided, development must be
minimised and set back as far as possible and SUDS management measures must be shown (collective drainage, not on a site only basis).

Storm water must be managed in accordance with Sustainable Drainage Systems (SUDS) principles as far as possible. SUDS optimise storm water
detention and infiltration and avoid concentration of storm water runoff. The hardening of surfaces within catchments should be minimised
Legislation governing the control of invasive species on land must be enforced as this contributes to reduced run off into the rivers, clogging the
rivers and /or siltation of rivers and wetlands downstream. Alien vegetation infestations should be removed in accordance with best practice.
Where Estuary Management Plans are in place, these plans are a reference when making decisions within the catchments of these estuaries.
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xiii.

Xiv.
XV.

XVi.
XVii.

Xviii.

A plan for the improved management and rehabilitation of priority river corridors in the George city area should be put in place to restore
ecosystem function and the value of this natural asset to society.
A Storm Water Master Masterplan and Open Space System Plan is being developed for the George City area
A set of development permission conditions to improve the sustainability of urban drainage systems and their impact on watercourses should be
considered.
Invasive Clearing Plan and Program applies. Programming of clearing relates to risk classification.
Alien clearing and restoration of natural areas on rural and urban private land to be addressed (Environmental Management Plans and Stewardship
Agreements). Public landowners must allocate sufficient resources to ensure the management of their land to remove and prevent alien vegetation
infestation.
Draft Environmental Management Plans for the Gwaiing River, Kaaimans- and Maalgate Estuaries (WCG: DEA&DP: Biodiversity and Coastal
Management) available for consideration - use categories to be noted.

E7.1: i Guidelines to ensure water security, specifically in farming areas and in the protection of water sources to be confirmed and translated to land use
PG a: management mechanisms.
ES8: i Mandate in terms of land use amendment approval (to show urban greening on SDP as a condition of occupation clearance). Visual impact to illustrate
PG a: development consistent with the George urban sense of place
4.5.6 Celebrate Heritage

| Policy F: Celebrate Heritage assets in a manner that contributes to renewal urban or rural quality and opportunity.

F1:
PG a

F2:
PG a
F3:
PG a

Heritage Strategy to be completed to address the identification, protection, management, and communication of George's rich cultural milieu. Phased
Heritage precincts to be identified, including (possibly):
i

Actively promote the use of the George Architectural and Urban Design Guidelines to ensure development which is appropriate to a “green theme”,
“garden city” and the public and natural context, of appropriate architectural form and proportion, and is sensitive to heritage.

Manage heritage places and landscapes in accordance with the findings and recommendations of the Municipality’s Heritage Studies. Complete the
municipal Heritage Inventory as the basis for a comprehensive understanding of the heritage assets including cultural landscapes in the municipal
area and to inform how these resources can be protected and inform contextually relevant development proposals that interpret and celebrate this
heritage. A mapped and graded inventory of built environment heritage sites was completed in 2017. The data is incomplete and must be
systematically updated

Where heritage protection areas are identified by the competent authority, the municipality should consider overlay zones for these areas to align
land use management to the objective of identifying these areas for protection.

Table 15: MSDF Policies and Policy Guidelines.
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4.6 Composite Spatial Development Framework
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Map 37: Composite Spatial Development Framework for the Greater George Area
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5 Implementation Framework

5.1 Implementation Requirements

SPLUMA requires that MSDF’s include an Implementation Framework
that contains the following:

i Sector requirements, including budgets and resources for
implementation

ii. Necessary amendments to the Municipal Zoning Scheme By-Law

iii. Specification of institutional arrangements necessary for
implementation

iv.  Specification of implementation targets, including dates and
monitoring indicators; and

V. Specification where necessary, of any arrangements for
partnerships in the implementation process.

DRD&LR’s SDF Guidelines also identify the need for MSDF’s to identify
further policies and guidelines needed to implement the MSDF.

Implementation Actions associated with each of this MSDF’s strategies,
policies and policy guidelines have been identified, for discussion in the
Drafting of the final MSDF2023, in the table included in Par 4.5, with a
focus on municipal-wide or George city-wide priority actions. Based on
comment received in the MSDF process and the CEF, the priority actions

will be finalized and summarised in a schedule accompanying this MSDFs
adoption by the George Municipality.

The MSDF’s implementation must be supported by a series of Local
Spatial Development Frameworks, including:

° George CBD LSDF, 2016

) George Southeast LSDF, 2015

) Blanco LSDF, 2015

) Pacaltsdorp / Hansmoeskraal LSDF, 2015

) Thembalethu LSDF, 2015

) Wilderness, Lakes and Hoekwil LSDF, 2015

° Wards 24 and 25 including Uniondale and Haarlem (ex Eden
District Management Area) LSDF, 2015

° Draft Victoria Bay / Kraaibosch South LSDF 2016

° Herolds Bay LSDF, 2015

° Gwayang LSDF, 2015

These LSDF’s must take their direction from the MSDF. As all have been
developed prior to the preparation of this reviewed MSDF, some may
require review and alignment.

Generally, there is a wealth of spatial planning undertaken for the
Greater George Area. The focus should shift away from strategy and
policy towards actions required to implement these plans.
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5.1.1 Institutional Requirements

The George Municipality’s Planning Department will facilitate

implementation of the MSDF in terms of institutional alignment; namely:

e  The extent to which the main argument and strategies of the MSDF
are incorporated into Annual Reports, annual IDP Reviews, future
municipal IDPs.

e  The annual review of the MSDF as part of the IDP review process

e  The extent to which the main argument and strategies of the MSDF
inform sector planning and resource allocation.

e  The extent to which the main argument and strategies of the MSDF
inform land use management decision-making.

e Alignment with and progress in implementing the Municipality’s
Human Settlement Plan and Comprehensive Integrated Transport
Plan, and other Master Plans/Strategic Plans.

e  The responsiveness of national and provincial plans, programmes,
and actions, such as through User Asset Management Plans and
Comprehensive Asset Management Plans related to national and
provincial assets and facilities.

5.1.2 Sector Plan Alignment

The MSDF is a long term, transversal planning and coordination tool and
a spatial expression of the George Municipality’s IDP. While the MSDF is
informed by the Sector Plans, strategically and spatially, the Sector Plans
should be led by the MSDF. To this end, with the adoption of this revised
MSDF for the George Municipality, when the Municipality’s Sector Plans
are reviewed, the MSDF must be a key consideration or framework for
such a review in order to ensure alignment and for the sector plans to
realise their full potential as implementation tools of the MSDF.
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5.1.2.1 Comprehensive Integrated Transport Plan

The integration of spatial, land use and transport planning are a key lever
identified in the IUDF to achieve spatial transformation.

George Municipality is reviewing its Comprehensive Integrated
Transport Plan (CITP), in terms of the principles and objectives of the
Provincial Land Transport Framework, to support the spatial priorities
adopted in this MSDF. The CITP must prioritise the infrastructure and
operational requirements for public transport, non-motorised transport,
freight and private cars, to achieve the objectives of the MSDF. In
addition to the minimum requirements for the preparation of a CITP, the
elements below should receive special attention.

a) Prioritisation of the missing links identified and review of
implementation prioritization.

b) Integration between road and rail networks.

c) Road classification and Roadside Management plans to support
fine grain economic development in precincts, nodes, and
activity streets.

d) Linkage between nodes to support economic activity and
secondary systems in precincts where lacking.

e) A high-level strategy for rural transport, based on the provisions,
and experiences to date, of the rollout of the PPTIF and
international innovations in rural public transport associated
with on demand services and technology.

f) Review road classification to promote land use integration and
alignment with the policies and policy guidelines set out in this
MSDF.

g) A travel demand management (TDM) strategy for the George
CBD that has the objective of promoting greater intensity and
mix of land uses, which is accessible by a greater mix of modes.
The proportional allocation of space within the areas dedicated
to movement should be reflective of the actual modal share in
George. Specific attention should be given to the infrastructure
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and operational requirements to promote walking and cycling
within the greater CBD.

h) A Non-Motorised Transport Master Plan, integrating the NMT
network with the open space system, where functional, and
GIPTN as proposed in this MSDF - to facilitate affordable,
convenient mobility for utility / commuting purposes
recreational NMT.

i) Inline with the above, but in support of the CITP inclusive of the
Roads Master Plan and GIPTN in general, a parking audit should
be done, and a parking strategy and plan developed for the town
centre and other key nodes. This plan should address the needs
of commuters, business visitors and tourists, and deal
specifically with peak holiday season demand. It should propose
a strategy for rationalisation of parking to promote:

i the use of public transport,

ii.  walking, which in turn creates footfall which stimulates
pavement businesses and enhances the safety of streets
and public spaces,

iii.  the efficient use of land,

iv.  abetter-quality urban form,

v.  Support investment in nodes and precincts,

vi.  Improve functionality/movability of the road,
vii.  Take the road side development environment into
consideration .

j) Reviewed parking ratios for public transport zones in terms of
the Integrated Zoning Scheme By-Law which will promote
densification and inclusive development of affordable housing
and economic opportunities. In doing so, the relative benefits of
minimum or maximum parking requirements, as well as lower
parking requirements in appropriate locations should be
investigated and a template for accompanying parking
management plan(s) should be developed.
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k) The regulation and enablement of technology-driven changes in
the transport environment. These include on-demand services
like Uber, electric vehicles, self-drive cars, etc.

[) Establish the drivers of current travel behaviour, and
perceptions about and proposed changes through a user travel
survey.

m) Prioritize access which contribute to disaster risk management.

5.1.2.2 Human Settlements Plan

Delivery of public sector housing opportunities in George forms a
significant proportion of the development taking in place in George and
therefore also presents strategic potential to lead the implementation
of the MSDF. Human settlement programmes will make or break the
credibility and meaningful implementation of this MSDF and the
sustainable future of the George Municipality.

The Municipality and Western Cape Government’s Human Settlement
plans and project pipelines for George must be reviewed to align with
the spatial strategies and policies contained in this MSDF — all of which
complement the draft Living Cape: Human Settlements Framework
(2017) for the Western Cape, and with the IUDG principles.

Specifically, the Human Settlements Plan for George is in process of
being finalized and must align with the principles conveyed in the MSDF,
specifically:

a) Beinformed by an accurate profile of households on the waiting
lists matched with an appropriate product based on the rigorous
verification of the waiting lists/ backlogs and the profile of
households on the waiting list (i.e., accurately match demand
and supply).

b) Include housing at density in appropriate positions.

c) Human settlement projects only within the PHSHDA area. Social
Housing within the Restructuring zone.
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d) Investigate the extension of the PHSHDA areas to include part of
Sandkraal area (section/strip south of existing settlement, above
a proposed small farm (communal ownership) area) and Blanco
strip and Blanco node area.

e) Prioritise well located public land within a model of mixed
income and mixed-use land development.

f) Assess projects for their long-term fiscal impact on households
and the municipality.

g) Confirm the availability of external and municipal funds required
to service the housing units developed, to access funding for
additional land purchase (to be confirmed) and to access funding
for social facility provision, such as open space development,
ECD. etc.

h) Identify and match human settlement needs of rural settlers
with programmes and tools available from the government role-
players in the rural sector (i.e., Department of Rural
Development and Land Reform, National and Provincial
Departments of Agriculture, Department of Energy). Alternative
shared ownership options to be investigated.

i) Be supported by a public land asset management strategy and
land release programme. Land for release for social housing
(including the road camp site) to be prioritized.

j)  Present a clear implementation programme that enables proper
planning for municipal services and municipal land release
where relevant.
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5.2 Capital Expenditure Framework

SPLUMA requires that municipal spatial development frameworks
“determine a capital expenditure framework for the municipality’s
development programmes, depicted spatially”. The intention is to more
effectively link the municipality’s spatial development strategies to one
of the primary means with which to implement these strategies, namely
the municipality’s budget and the budgets of other government
stakeholders. By providing more specific guidance on what investments
should be made where, in what order of priority, alignment between the
Municipality’s strategies, plans and policies and development on the
ground is better maintained and the risk that budget allocations
undermine or contradict the MSDF are mitigated.

The capital expenditure affordability envelop for George municipality,
shown over the 10-year period between 2020 and 2029, has been
significantly and severely affected by the negative economic
consequences of the COVID-19 pandemic and associated lockdowns. The
affordability envelop peaks at just over R300million for 2021, and
declines sharply to just over R200million for 2023, slowly recovering to
just under R300million to 2029. This highlights the extremely stringent
economic context and the importance of needing a prioritized,
sequenced, and affordable portfolio of capital expenditure investments
for the municipality over the 10-year period that will fit within the
affordability envelop.

The CEF document that form part of this MSDF, attached as Annexure 4,
recognises that “There is an overwhelming need to lengthen planning
horizons, provide policy certainty and predictability in the planning
system, and to encourage decision makers to take a longer-term view as
spatial plans take decades to realise through built environment,
infrastructure and land investments that are programmed over several
electoral terms. The CEF offers a mechanism through which the
municipality’s long-term strategic development vision truly directs

infrastructure implementation whilst remaining conscious of the
municipality’s financial position and infrastructure planning needs.

In creating the link between finance, spatial planning, and the
infrastructure/technical department of a municipality, the CEF creates a
golden thread, that runs from the municipality’s long-term strategic
development vision, sector planning, through the budget allocation
process to implementation.”

The George Municipality Long Term Financial Plan sets out the ideal

expenditure that should be distributed to basic services, infrastructure

upgrades, refurbishment or replacements and new infrastructure every

year (Per functional area (sector), and per infrastructure type,).

Problematically, however, is the capital expenditure:

e  Exceeds the capital affordability envelop and

e Does not correlate to an easily accessible prioritized portfolio of
capital investments, which should be used by the municipality to
inform its annual budgeting process.

Hence the update of the CEF to be completed as part of the MSDF and

IDP Amendment process.

The Figure below illustrates conceptually that the three broad areas of
spatial planning, infrastructure planning and financial planning are
needed to co-create a CEF through an iterative process of engagement,
scenario-testing, and confirmation of the chosen proposals.

The outputs of this process are a portfolio of capital projects required
and a prioritized capital infrastructure programme, which is responsive
to the MSDF, the engineering needs and affordable to the municipality.
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The capital expenditure framework for George will be refined and will
accompany this MSDF as an annexure.

Gap analysis undertaken

The IUDG Business Plan that was undertaken in 2020 has completed or
partially completed phases 1, 2a, 2b, and 3 of the method described in
Annexure 4. What needed to be updated in this 2022 CEF update process
was the following:

1) To update the phase 1 consolidated database of capital
investment needs for George.

6)

5.2.1

To update various parts of phase 2a, including the functional area
maps (and related population, household projections), as well as
determining the vyields and GLA’s that could arise from the
development of the land identified in the spatial budget for the
municipality.

To update phase 2b, which is the infrastructure demand
implications of the GLA and yields calculated in phase 2a.

To set out the new capital affordability envelop set out by the
updated version of the LTFP for phase 3.

As part of phase 4, to propose a prioritization tool which sets out
criteria that will be used to score and prioritize capital projects.
This tool must reflect the municipalities strategic objectives, and
give expression to the spatial planning, engineering planning and
financial planning objectives of the municipality.

To complete phase 5, that is, to develop a 10-year prioritized,
affordable and sequenced portfolio of capital infrastructure
investment projects, that moves beyond the programme
allocations per functional area. This was not done as part of the
IUDG Business Plan developed in 2020.

The Capital Expenditure Framework for George is illustrated in
Map 39.

Spatial Categories for Investment Planning and Prioritisation

There are four spatial categories identified for guiding
investment planning:

Priority Investment Areas (Intensification areas:
Nodes/Precincts and densification areas): These are the
principal mixed-use nodes and precincts, including the George
CBD and secondary nodes, economic zones, connected by the
main activity corridors (major public transport routes). The
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activity corridors include an approximate 500m densification
zone on either side of the corridors. These areas must be the
focus for getting the basics right as well as adding value through
new investment to facilitate social inclusion, attract economic
activity and private sector and household investment. The
priority nodes/precincts should be the focus of any municipal
investment incentives including expedited land use development
procedures and/or relaxation of development controls, e.g.,
parking requirements. There is considerable scope for the
absorption of residential growth within the densification zones
and the main precincts/nodes, specifically the CBD. Social
Housing projects in the restructuring zone are included in the
priority investment area, as is properties identified for release of
gap housing opportunities.

Anticipated rapid densification through infill in the Thembalethu
area, and via private/public investment in the Pacaltsdorp area
escalate the total areas of these two functional areas to Priority
Investment areas. The anticipated growth absorption in the CBD
(public and private) and the implementation of mixed-use
development in the Gwaing area (inside the urban edge) and the
York Street-south node necessitates investment support in these
areas.

Upgrading Areas: These are areas primarily focussed on
providing support to informal settlements, backyard
accommodation and marginalised rural settlements that require
upgrading and improvement to bring them to an acceptable
standard of performance as residential settlements.
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Consolidation Areas: This area forms the balance of the
municipal footprint. In these areas the focus is to ensure the
provision and maintenance of services so that the area may
perform well within their current functions.

Medium - Long Term Urban Growth Area (5 — 20 years): Note
the qualification that subsidized projects and gap-housing must
enjoy spatial preference insofar as distance from existing urban
fabric/supportive facilities and public transport is concerned.

Densification and absorption within the PHSHDA, and within the

urban edge (for secondary towns) is non-negotiable. Given the

rapid uptake of bonded housing opportunities (private
development) and the support of healthy property markets

(supporting upward mobility opportunities) continuous urban

growth is supported (based on motivation as per the George

Urban Growth Proposal Framework) in the following directions:

i Linking Pacaltsdorp and Le-Grand and integrated planning
of the area to the east of the possible (to be confirmed)
additional road link (Beach Road south to the N2 (tbc)

ii. Growth area between the Kraaibosch Nodes-south area
and Welgelegen.

iii.  The inclusion of a narrow area south of Thembaltehu to
facilitate human settlement upgrading phasing, with an
associated nodal area (extension of Thembalethu South
Node).

iv.  Long term growth to the west of George, to be considered
in balance with the agricultural use of the area.
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Map 39: Capital Expenditure Framework (In process) Priority Zones: City Area
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5.2.2 Priority Investment Areas e  Promote high quality urban design with the aim of reducing crime
and improve the overall appeal of the CBD and confidence for
private sector investment.

e  Support fine grain economic enabling initiatives (markets, traders

etc).

5.2.2.1 Priority Investment Area: George CBD

The George Municipality is dedicated to maintaining and strengthening
the CBD as George’s primary economic activity centre. Key spatial
actions related to the CBD are;
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To continue to resist the trend of “dispersed” business
development in the CBD, specifically the spread of business
development into surrounding residential areas.

Retain office activities in the CBD.

Capitalize on the work begun in the development of a new central
bus terminus as an urban regeneration project to renew the
corridor, and public realm upgrading, from York Street to the
station and between Cathedral and Market Streets and/or
alternative facilitation of pedestrian movement within the CBD,
along all roads within the CBD core.

Support residential densification within the CBD and densification
zone.

Support social housing on three priority sites identified, with roll-
out to additional identified sites (GSHSP).

Implement public space upgrades related to the GIPTN and the
identified public realm intervention areas, to ensure a vibrant,
integrated, and safe pedestrian environment

Support and better marketing and take up of incentives for private
investment in the upgrading and redevelopment of the CBD’s
buildings.

Support the inclusion of a government office precinct.

Investigate establishing a special purpose agency to assist with the
management of the CBD.

Establish a partnership forum with the private sector to promote
development in the CBD.

Development Framework 2023:

Draft

5.2.2.2

Priority Investment Area: York - Beach Road Corridor,
Pacaltsdorp and the Pacaltsdorp Precinct and densification
area.

Historically Pacaltsdorp developed as an independent settlement
distinct from George. Albeit part of the greater George urban area today,
the area remains predominantly residential in nature. There are heritage
assets and cultural landscapes in the Pacaltsdorp area that should be
carefully understood. The Pacaltsdorp Functional area is one of the
priority residential infill and densification zone within the short-medium

term.

The restructuring agenda for Pacaltsdorp is similar to that pursued for
Thembalethu. Specifically:

2 For

Active support for the development of the extended Pacaltsdorp
commercial centre (precinct) as an activity centre and node.
Significant opportunity exists for infill development and graded
higher density development (approximately 70 ha of land is
available and densities as high as 80 units/ha are envisaged).
Sufficient provision of public- and social infrastructure to
accommodate the future growth and development of
Pacaltsdorp should receive priority. Significant new housing
opportunities are being developed for a range of income groups
on the strategically located Erf 325, Syferfontein site.

Public infrastructure should support the development of the
Pacaltsdorp Precinct - Beach Road, with lateral links along
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Mission Street and Olympic Street, as a principal activity .

corridor, supported by public transport routes and facilities. °
e The area at the south-eastern intersection of the reserved for a °
regional node .

e  Access integration to be prioritized:

Housing

Business and industry

Leisure and tourism
Agriculture (intensive/urban).

o Rand Street Extension The key spatial actions related to Thembalethu are:

o Rosedale Road Extension
o Olympic Street linkage i
e Integration of the development edge of Pacaltsdorp and Le
Grant proposed.
e  Subsidized housing to be supported within the PHSHDA area, on
an integrated human settlements basis (Erf 325 west) — creating
a designed integrated human settlement, with funding to
implement supportive urban functions and enabling initiatives
to link to a shared economic node. ii.
e Release of gap-housing opportunities in Delville Park, Europa
supported
e  Access augmentation to the Pacaltsdorp Functional area is a
priority from a functionality and from a disaster risk

management perspective.
iii.

5.2.2.3 Priority Investment Area: Nelson Mandela Boulevard /
Sandkraal Road Corridor, Thembalethu

Thembalethu was originally developed in the apartheid era as a
dormitory residential area. The Integration of Thembalethu with the City
of George and investment to bring opportunity to Thembalethu, are vital
steps in addressing the apartheid spatial character of George and
providing an inclusive City.

An Urban Upgrade Precinct Plan for Thembalethu was approved in 2016.

This LSDF not only addresses the insufficient level of service but also
highlights the following objectives in Thembalethu:
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Introduction of a transport spine system comprising Nelson
Mandela Boulevard, Tabata, and Ngcakani roads as the public
transport and non-motorized transport spines respectively.
These spines are seams of activity, within a pedestrianized, high
density urban fabric. Road design and scheduling of public
transport to adapt to suit the intended dense/integrated urban
fabric.

Care must be taken to support economic initiative, specifically
community initiatives, in a considered manner, taking into
consideration that private economic enablement must be
facilitated — economic activity spines along Nelson Mandela
Boulevard to be considered as a logical response in facilitating
private initiative.

Promotion of a mixed-use intensification area (specifically
integrated recreation-, social- and economic enabling uses,
bound together by a strong, managed public realm) between
Tabata and Ngcakani streets making use of all surplus and
underdeveloped land. The investment plan coordinated urban
design and management framework of the Neighborhood
Development Participation Project (Thembalethu Node 1) to
structure and program intervention projects and identify and
engage participation and unlock funding from both public and
private sources.

Creation of a public open space network comprising the river
valleys — linked to a management plan, that will help to manage
urban encroachment into the river valleys and regulate storm
water management.
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V. Identifying interventions/mitigation relating to disaster risk
management, specifically additional access is priority.

vi.  The roll-out of the public transport system to Thembalethu is
key integrating the community,
vii. Densification models relating to upgrading of informal

settlements — linked to funding for top-structures to facilitate a
higher density, in suitable localities is required

viii. “Block densification” approaches to facilitate unit relocation to
upgrade services for qualifying beneficiaries and enable phased
tenure transfer. The long-term upgrading/formal absorption of
the families/persons moving to block to be planned.

iX. Upgrade informal settlements under the UISP which should see
redeveloped towards high urban densities and walkable
environments.

X. Support urban agriculture, small farming, and commercial
farming activities, in designated areas. The Sandkraal communal
farming initiative to be supported by functional
administrative/implementation support (DRDLR) to enable
active, sustainable farming use of the land, manage the sensitive
nature of the area (environmental management plan to be
done, polluted water is a threat to farming), to regulate issues
such as protection of the farmers from illegal land invasion,
refuse control (illegal dumping).

5.2.2.4 Priority Investment Area: Blanco Node

Originally Blanco developed as a distinct settlement from George, but
now it is an integral part of the George urban area. Despite significant
“estate” type development in the area, it has managed to retain many
historic buildings and its unique pastoral village character and ways of
life.

The Municipality will maintain the present environmental, rural and
settlement character of Blanco. To this end it will:
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e  Maintain ‘tight’ urban edges to protect the rural character of the
area.

e Apply land use management guidelines to protect the human
scale and pastoral character of the village (including the
placement of buildings close to street boundaries).

e  Permit sensitive mixed-use development and densification along
major routes (George Street and Montagu Street), including
tourism-related facilities.

e Support the main nodal area, and the related transport
interchange and the Blanco Strip as areas of investment (note
Blanco does not form part of the PHSHDA — extension to include
Blanco to be initiated).

e Review densities allowed for infill residential development on
identified vacant land parcels to support formal public transport
and to promote inclusionary housing development

5.2.2.5 Priority Investment Area: George South East and the Nelson

Mandela Boulevard / Rosemoor / Conville Corridor

George Southeast comprises older and newer residential areas, south
and west of the industrial area and north of the N2. This area has seen
the upgrade of the Nelson Mandela boulevard corridor (road and
pedestrian infrastructure) and the roll-out of the Go-George service to
the community.

Back yarding has doubled the population of this area and the provision
of supportive social facilities must be gauged to establish whether the
capacity of the existing facilities can deal with the additional demand.

The Fiskaal Street link (east west to the N2), planned according to the

Roads Master Plan (previous) must be implemented — prioritized in
accordance with the updated Roads Master Plan (IPTN, in process).
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Implementation to factor in the in-situ urban fabric, along short sections
of the proposed link.

5.2.2.6 Priority Investment Area: Priority Investment Area: Gwayang —
Groeneweide Mixed Use Node and development area

The southern York Node and Gwayang area (within the urban edge)
present various development opportunities, including:

- Private initiative such as the Medi-clinic development and
related private residential development (various typologies).

- Two of the prioritized social housing project sites fall within this
nodal vicinity,

- Opportunity exists for energy intervention projects on
municipal land

- The clustering of municipal utility uses (wastewater works
upgrading, various waste management initiatives, solar
projects) can be coordinated within the proposed utility zone

- The R102 corridor provides linkage to the airport precinct and
the airport support zone and offer opportunities for agri-
processing and tourism, and related training facilities.

- Intensive agriculture uses may be investigated

- The Groeneweide north area provides opportunity for a mixed
use, high intensity development, to be a suitable interface
between proposed and existing uses.

- The extension of the Pacaltsdorp industrial area speaks to a
need identified in the draft economic strategy, as does the
facilitation of agri-processing precincts.

- Opportunity for Gap-housing provision to be facilitated.

5.2.3 FUNCTIONAL AREA AND SPATIAL CATEGORY FOR
INVESTMENT PLANNING PROFILING AND YIELD
DETERMINATIONS IN PREPARATION FOR INFRASTRUCTURE
DEMAND QUANTIFICATION

Functional areas were identified by combining areas with common
characteristics from a development, level of service and service demand
perspective. Profiling of each functional area has been performed to
determine potential yield and contribute the output which is the
identification of priority sites for the purpose of phasing for future
growth per functional area.

George municipality has been divided into a total of 19 functional areas, which is
an increased number that was done in the 2017 MSDF (11 functional areas) and
the 2020 IUDG Business Plan (14 functional areas). This was done to increase the
granularity of the analysis, and to include some settlements that were previously
included within the “rural” functional area, as well as to disaggregate the rural
areas into three separate functional areas (George rural, Uniondale Rural and
Harlem Rural). These functional areas are shown below. Importantly, it should
be noted that functional areas correspond to Enumerator Areas, making it
possible to determine current and future population and household projections.

Functional Area

FUNCTIONAL AREA 1: 1.1) Blanco
GEORGE CITY 1.2) Heatherlands
AREA

1.3) Bodorp
1.4) George CBD

1.5) George Industria

1.6) Ballotsview

1.7) Pacaltsdorp

1.8) Thembalethu

1.9) Kraaibosch Expansion Area

1.10) Kraaibosch
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1.11) Rosemore
1.12) Gwaing
FUNCTIONAL AREA 2: | 2.1) Uniondale Urban
UNIONDALE 2.2) Uniondale Rural

FUNCTIONAL AREA 3: | 3.1) Wilderness / Kleinkrantz / Touwsranten /
WILDERNESS Hoekwil

FUNCTIONAL AREA 4: | 4.1) George Rural

GEORGE  RURAL /
AGRICULTURAL AREA
FUNCTIONAL AREA 5: | 5.1) Haarlem Urban
HAARLEM

5.2) Haarlem Rural

FUNCTIONAL AREA 6: | 6.1) Herolds Bay / Herolds Bay Heights / Le Grand
HEROLDS BAY & | /Ou Baai
SURROUNDS

The analysis undertaken demonstrates that up to 2031:

Population and household projection can be expected to grow by-
e Anadditional 28 877 people and 15 993 households are expected

for form in George municipality between 2021 and 2031. This
number does not account for the existing housing backlog.

e Significant population and household growth are expected to
take place in Thembalethu, Ballotsview and Pacaltsdorp during
this 10-year period, which is where over 50% of population and
household growth is expected to come from over this period. This
“growth pressure” does not necessarily mean that the actual
households will be accommodated within these areas, as new
development opportunities elsewhere within the George City
Area (such as in Gwaing and Kraaibosch Extension) in line with
the MSDF proposals, may accommodate some of this growth.

e Bo Dorp, Rosemore and George Rural are also expected to

experience notable household growth over this period.
Housing demand —

e Thembalethu alone accounts for close to 43% (15 014
households) of the total housing demand between 2021 and
2031, primarily because of its significant housing backlog.

e Ballotsview accounts for 15% (5498 households) of the total
housing demand during the 2021 - 2031 period.

e Pacaltsdorp accounts for 12% (4512 households) of the total
housing demand during the 2021 - 2031 period. This is however,
a major growth absorption area.

e Rosemore (5%, 1986 households), Bo Dorp (4%, 1514
households) and Blanco (3%, 1148 households) are also
expected to experience notable housing demand during the
period.

The analysis of the spatial budget confirms that the projected growth
for the next 10 years can be accommodated within the current urban
edge, provided that the required shift in housing delivery take place to
ensure the development potential of land is optimised and the supply
of housing is aligned with the overall demand.

5.2.4 PHASE 4 of the CEF: DEFINE A PRIORITISATION TOOL TO
ASSIST IN PROJECT PRIORITISATION

In phases 1 and 2 the total infrastructure demand is within George
municipality was determined, and phase 3 has assisted in determining
the capital affordability envelop. The capital investments may
henceforth be prioritised in accordance with a tool to assist the
municipality as it has been shown that there is insufficient budget to
implement all capital investments needed, refer to Annexure 4. The
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application of this prioritization tool will help to develop the prioritized

portfolio of capital investments for George municipality.

The prioritization categories are proposed as follows:

Spatial
Strategy
Prioritization
Criteria

Criteria 1: Project falls within a Municipal scale:
Priority Investment Area (Y=1, N=0)

perspective? (Y=1, N=0)

Criteria 13: Will this infrastructure be affordable to
the municipality from an operational/maintenance

Composite
Score

Composite
percentage

Criteria 2: Project falls within a Settlement scale:
Priority Investment Area (Y=1, N=0)

Criteria 3: Project falls within a Settlement scale:
Priority Investment Area, Upgrading Area,
Densification Area or Informal Settlement
Upgrading Area (Y=1, N=0)

Criteria 4: Project directly related to enabling the
implementation of a MSDF Spatial Policy or
Strategy, such as Spatial Transformation (Y=1,
N=0)

Engineering
Prioritization
Criteria

Criteria 5: Is this addressing a backlog? (Y=1, N=0)

Criteria 6: Is this project giving effect to service
requirements in terms of a statutory or legal
requirement? (Y=1, N=0)

Criteria 7: Will this project unlock new investment,
attract new economic activities or generate new
rates income for the municipality? (Y=1, N=0)

Criteria 8: Is the project implementation ready?
(Y=1, N=0)

Criteria 9: Is the infrastructure a Nett asset or a
Nett liability for the municipality? (Y=1, N=0)

Financial
Prioritization
Criteria

Criteria 10: Will this infrastructure be revenue
generating? (Y=1, N=0)

Criteria 11: Will this infrastructure be affordable to
the municipality from a capital investment
perspective? (Y=1, N=0)

Criteria 12: Is the project an asset
renewal/replacement project? (Y=1, N=0)
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The purpose of this phase is to define and agree on an infrastructure
projects prioritization tool and criteria, based on spatial, financial,
and engineering prioritization criteria. The purpose of this
prioritization tool will be to, through a multi-criteria analysis, score
each project against the prescribed set of municipal priorities. The
end objective will be to ensure that projects that most align with
MSDF proposals, spatial transformation objectives, engineering, and
financial priorities, are given the highest scores. This will help to
identify and prioritize projects that are strategy-aligned.

5.2.5 PHASE 5: SCORING OF PROJECTS AND ARRIVING AT A

PRIORITISED CAPITAL EXPENDITURE PROGRAMME

The final phase will recommend a 10-year capital projects
portfolio per functional area for prioritisation based on the
criteria applied to reach an integrated approach to budgeting
and project implementation within the affordability envelop.
The capital project portfolio will be spatially referenced and a
range of funding strategies and supporting policies.

Also See Annexure 4 — To be finalized.
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The Market Study Analysed Deeds Office data (Lightstone 2022)

(DSD2021) DSD MYPE (2020) GTI (2019) datasets
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Annexure 1: Guidelines for the Management of
Growth of the Settlements Surrounding the
George City Area

Guidelines for the management of growth of the settlements
surrounding the George city area are as follows:

i Herold’s Bay

Herold’s Bay is a historic coastal recreation and holiday destination.
Herold’s Bay Lower comprises the old seaside village, while Herold’s Bay
Upper comprises more recent residential development located along the
higher-lying plateau. Six residential estates have been agreed to in this
area over the last number of years.

The Municipality will maintain the present environmental, rural and

settlement character of the area. To this end it will:

e Permit very limited additional development in Herold’s Bay Lower,
save for redevelopment and alterations sensitive to the “village-
style” of the area, the amenity of adjoining properties and view-
sheds.

e Support compact development in areas approved for further
residential development that address the need for:

— aneighbourhood commercial and services centre.

—  aparking study, plan and contribution to adequate provision for
the whole Herolds Bay settlement.

— alleviation of traffic pressure on the settlement.

— improvement of public transport and non-motorised transport
access to and facilities in the area

— facilitate tourism development in Herolds Bay

e  Resist any form of expansion, densification or development of
the buffer zones of residential, eco and golf estates.

e Limit higher density developments as defined in the LSDF.
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Detailed directives for the development and management of Herold’s
Bay are contained in the Herold’s Bay Local Spatial Development
Framework, 2016.

iii. Victoria Bay / Kraaibosch South

Victoria Bay is a small seaside resort and well-visited recreational area.
Kraaibosch South is predominantly a rural residential area. The area’s
topography, the Kaaiman’s River and built character is unique, and has
contributed to its increased popularity as a place of recreation, vacation
and permanent living. There are approximately 50 dwellings in the
Victoria Bay rural area, 12 dwellings in the seaside settlement and
fourteen dwellings/ erven along the Kaaimans River.

The Municipality will maintain the present environmental, rural and
settlement character of the area. To this end it will:

) Restrict development in Victoria Bay to existing building
footprints and height.

. Facilitate tourism development and maintain public access to
the beach and fishing areas.

. Manage applications for subdivision and land use in the

surrounding area in a manner that maintains the rural and scenic
character of the area and do not place an additional burden on
service infrastructure.

. Encourage landowners to adopt environmental management
plans and/or stewardship agreements and convert land use
rights to Open Space Zone IlIl (See GIZSB) to facilitate the
protection of the priority environmental zones and coastal
protection zones

Detailed directives for the development and management of Victoria Bay

/ Kraaibosch South are contained in the Draft Victoria Bay / Kraaibosch
South Local Structure Plan (Spatial Development Plan), May 20089.
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However, this must be reviewed on the basis of this updated MSDF. (To
be updated)

iii. Wilderness, Kleinkrantz, Touwsranten and Hoekwil

Wilderness is one of the most popular tourism and residential
destinations along the Garden Route, based on its unique terrestrial,
aquatic and marine assets, outstanding rural and townscape qualities,
and recreational amenity value. Threats to the area include the
subdivision of smallholdings, expansion of poorly located and serviced
informal areas, and insensitive building development.

The Municipality will maintain the present environmental, rural and

settlement character of the area. To this end it will:

e Not permit expansion of residential areas beyond the urban edge.

e Prohibit significant densification of existing residential areas (except
through group/ town housing and resort development on land
available within the urban edge).

e Upgrade the informal settlement in Kleinkrantz in an integrated
manner. Extension of urban edge to incorporate the densification will
only be supported if provision (and implementation funding) of
supportive socio-economic infrastructure can be demonstrated.

o The extension of the Kleinkrantz resort is supported, within the urban
edge, on the proviso that due environmental process is followed, the
benefit of the resort is not provided on an exclusive manner.

e Public access to the beach must be protected and upgraded.

e Incremental/new  development/division in the priority
environmental area, or any environmental zone listed as a
risk/sensitivity index (CML, 10m asml, ridgeline, steep gradient,
coastal protection zone, etc) is discouraged and fast tracking of
zoning change of Open Space lll zoning to be facilitated in the GIZSB.
The adoption of environmental management plans/stewardship
agreements to be encouraged.

e Discourage further growth of the Kleinkrantz and Wilderness Heights
settlements. Wilderness Heights to explore alternative upgrading and
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communal ownership options, given the prohibitive costs, and
disadvantageous location factors of individual tenure options using
government subsidy. Look at relocation of those based at Wilderness
heights to a better suited areas with existing services. Current site has no
services and huge financial implication to make provision for services.

e Alternative ownership/formalization approaches to be investigated —
if feasible.

e Support further tourism development in the Village to enhance its
role as the primary business node in Wilderness.

e Retain and extend (formalize/use/manage) all possible public access
allowance to the natura areas and beach (not individual owners, but
public collective)

e Support fine grain economic opportunity in tourism precincts.

e Support nodal/economic precinct/tourism development at Hoekwil,
Touwsranten, Wilderness and Kleinkrantz.

e Support initiatives to practically integrate the segregated
settlements.

e No development should impact negatively on the lakes area, crest
skyline, coastal protection zone and green boundaries.

e A parking study, plan and contribution to adequate provision for the
entire Wilderness settlement must be undertaken.

Detailed directives for the development and management of Wilderness
and related settlements are contained in the Draft Wilderness-Lakes-
Hoekwil Local Spatial Development Framework, 2016.

V. Uniondale
Uniondale is the largest service centre in the Greater George Area
outside of the city of George. The Municipality will:

e  Maintain the agricultural and natural surround of the town.

e Improve road infrastructure servicing the town.

e Improve basic services delivered to residents.

e Improve the provision of public facilities.

e Improve tourism opportunities
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e  (Capitalize on the potential (economic/tourism) of the municipal Detailed directives for the development and management of Uniondale
property along the highway (and Haarlem) are included in the Wards 24 & 25 Local Spatial
e  Extend the existing cemetery areas. Development Framework, 2015. (To be reviewed)
e No residential development outside the urban edge should be
supported. Land exchange and/or other mechanism to be
employed to create a more equitable/integrated/enabling
environment for specifically subsidized housing.

V. Haarlem
Haarlem is the focus of the Municipality-, DRDLR and DoA initiatives to
support rural town regeneration and small farmer development /
agriculture development programs in the rural hinterland. General
guidelines include:
e  Maintain the agricultural and natural surround of the town.
e  Retain the village ambiance
e  Focus non-urban uses along the main road, within the nodal
area
e  Support agri-processing and intensive agriculture uses on all
properties in the urban edge
e No residential development outside the urban edge should be
supported. Land exchange and/or other mechanism to be
employed to create a more equitable/integrated environment
for specifically subsidized housing.
e Improve road infrastructure servicing the town.
e Improve basic services delivered to residents.
e Improve the provision of public facilities.
e Improve tourism opportunities — public realm (town
centre/market opportunities to be explored
e  “Hub and spoke” approach to integrate economy of Haarlem
with economic opportunities in the George City area.
e  Capitalize on the potential (economic/tourism) of the municipal
property along the highway.
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Annexure 2: George Urban Growth Proposals
Assessment Framework

In the context of the priorities identified in the George IDP and the
Municipality’s Long-Term Financial Plan, any new private land
development proposals would have to demonstrate that they not only
pay for themselves from a long-term operational perspective but also
enhance George’s efficiency, make a net contribution to the economy
and ensure that land is used productively from a revenue generation
perspective. Any development that proposes to extend the urban
footprint of George city or create a new urban or suburban footprint in
the municipal area should be deemed satisfactory in terms of these key
sustainability concerns before an assessment of desirability can proceed.

It would not be responsible for the MSDF to speculate on opportunities
for new settlement outside of a comprehensive assessment of what such
settlement would bring to the table from a development perspective
versus what the impacts and costs would be and who would meet these
short and long term (capital and operating) obligations and/or mitigate
or manage impacts. It is not within the means of the process to prepare
an MSDF that considers the full lifecycle implications of such
development proposals to inform its recommendations and to
subsequently apportion responsibility for the costs for such
development in its Capital Expenditure Framework, that would then
need to be reflected in the George Municipality’s Integrated
Development Plan and in turn its budget, given that the MSDF is the
spatial expression of the IDP. The normal land development and impact
assessment procedures must deal with such proposals. Given that the
MSDF should, with the IDP, drive the municipality’s budget, and spatial
form has a direct bearing on the municipality’s financial sustainability,
an in-principal decision on development in an MSDF cannot be
separated from its financial implications.

At the same time, recognising that unforeseen economic prospects or
opportunities and/ or new information may arise and a compelling case
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might be made for economic investment that is able to realise a net
return on investment for George as a whole, the MSDF does however
provide the following framework for decision-makers who may wish to
consider proposals for lateral urban growth of the George city area or
new remote/isolated settlement of an urban or suburban nature. The
burden being on the proponent to provide sufficient evidence in respect
of the conditions set out below and, on the Municipality, to ensure the
objectivity of this evidence.

A. GENERAL CONSIDERATIONS

a) Planning and development regulation in the rural areas of the
George Municipality will be governed by The Western Cape’s
Rural Development Guidelines, as well as the Local Area Spatial
Development Framework for Wards 24 & 25 of the George
Municipality which covers most of the rural area under the
jurisdiction of the George Municipality. This framework as far as
it pertains to the rural areas, will be an additional regulating tool.

b) The Provincial PSDF principles and policies as they relate to
improving the position of municipal financial sustainability
through infill and appropriate densification and the need to
prevent commercial decentralisation and the associated decline
of central business areas are key policies to inform both
municipal spatial frameworks and growth management.

c) Where the urban edge has been delineated to protect natural
resources (e.g., critical biodiversity / the coastlines) it should not
be amended.
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d) Arguments regarding poor agricultural conditions will not be
accepted as the basis for a review of the urban edge. Arguments
regarding the availability of infrastructure will not be accepted
as the basis for a review of the urban edge. An agri-village is a
privately established and managed settlement situated on
private land within a farming area and exclusively
accommodates the local agri- worker community. The only
circumstances under which an agri-village should be considered
include the following:

e in a farming area where there is a concentration of agri
workers due to the type of agricultural activities and that has
a substantial demand for “off-the-farm” settlement.

e areas where there are no established settlements within
practical commuting distance (approximately 30km) and a
municipality that has no feasible means of establishing and
managing a new town.

o Inlight of the substantial managerial and financial resources
required to establish and maintain small settlements, and
their potential negative impact on the environment and also
due to the relatively short distance between settlements in
the Western Cape, the establishment of agri-villages or new
settlements as “off-the-farm” options both have limited
applicability in the Western Cape.

B. PERFORMANCE CONSIDERATIONS

Assessing the performance of proposed extensions to the urban
footprint of George City Area, Uniondale, Haarlem and other
settlements or new remote, isolated settlements of an essentially urban
or suburban nature such as agri-villages; eco-estates and other forms of
lifestyle residential estates is important to adequately inform decision-
makers in order that their decisions:

a) Do not reinforce / exacerbate or continue segregated

settlement patterns
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b)

c)

d)

e)

f)
g)

h)

k)

2 For

Do not reinforce / exacerbate or continue inefficient settlement
patterns through non-contiguous or leapfrog development

Do not trigger costly commuting distances (to work, education
and health facilities, amenities and services) for people living or
working in these settlements that would rely heavily on private
motor vehicle use that would increase carbon emissions and
incur prohibitively expensive costs for particularly the poor —
effectively leading to economic exclusion or spatial poverty
entrapment

Do not trigger unaffordable capital and/or operating cost
burdens on the public sector to provide requisite public facilities
and/or services in these settlements or to provide the transport
for scholars and patients to access facilities elsewhere

Do not exacerbate the Municipality’s risk and the associated
disaster management costs associated with such risk in respect
of securing life and property in the case of extreme events
associated with inter alia fire, inundation / flooding, coastal
erosion by virtue of their location and/or distance from
emergency services

Do not compromise the unique character of an area

Do not compromise the rural economy and/or existing value
adding land uses

Do bring opportunity for the whole existing settlement to
improve and prosper.

Are not based on providing in a housing need alone (only) but
comply with all the guidelines in this framework.

Protect valuable view corridors, undeveloped ridge lines,
heritage assets and existing vistas should not be compromised
by any development proposal or cumulative impact of
development proposals. The proportion of urban development
up the slope of a prominent hill or mountain should not degrade
its aesthetic/ visual value.

Do realise tangible economic benefits for the municipality
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C. VIABILITY CONSIDERATIONS.

Assessing the viability of proposed extensions to the urban footprint of
George City, Uniondale and Haarlem and remote settlements of an
essentially urban or suburban nature such as agri-villages; eco-estates
and other forms of lifestyle residential estates is important to
adequately inform decision-makers in order that their decisions:

a) Safeguard the fiscal sustainability of the municipality — in the
short term in terms of capital costs and in the long term in terms
of operating costs — by ensuring that the development is self-
funded in terms of bulk and link servicing requirements

b) Ensure that there is no undue subsidisation of services to and in
these areas on the part of the existing ratepayers of the
Municipality and or the state where this is not of equitable
benefit to those most in need of public resources

c) Safeguard the long-term sustainability of servicing these
settlements to the extent that the public sector is responsible or
might reasonably be found to be the default responsible party

d) Demonstrate tangible social and economic benefits for the
municipality and existing settlement residents, balancing the
provision of live — work - play opportunities, and securing the
financial sustainability of the existing settlement being
extended.

D. EVIDENCE REQUIRED

Such development proposals must provide the George Municipality with
the following:
a) Evidence as to why the proposed target market of the proposed
development cannot be accommodated within the existing
urban edge on existing vacant and under-utilised land
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b)

d)

f)

g)

h)

2 For

Evidence that the development fulfils the needs and priorities
identified in the IDP and does not draw attention and resources
away from other priorities

A clear assessment of the impact on bulk services, what bulk
services would be required and when these would practically
come into operation

Evidence that there is no impact on existing capacity and future
capacity being brought on stream by existing infrastructure
investment programmes, given service delivery backlogs in the
existing built footprint of the city and the need to maintain and
upgrade existing infrastructure.

Evidence that landowners and developers within the urban
edge, who have acted in alignment with Council policy, with
legitimate expectations of obtaining services from the
Municipality will not be negatively affected.

Assurance that the development funds the Public Transport
Network infrastructure requirements to ensure that access to
public transport modes is integrated with the planning and
implementation of the development and offered from the
outset of occupation of the development

Adequate provision to ensure permanent employment
generating activities are part of the development to minimise
commuting costs, and that this is not limited to retail which has
little local generative impact.

Assurance that such economic land uses are operational from
the outset of residential occupation of the development

A signed written agreement committing the applicant (and its
successors in title) to the planning, design, construction and full
upfront financing of the following all bulk utility and public
transport infrastructure external to the site, in addition to
development contribution requirements

Any changes to the terms and conditions of this agreement
(including the
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k)
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a. signatories) would need Council approval given the
possibility that this would impact financially on the
George Municipality and as a result impact on its IDP.

An assessment of the operational costs and any other 'hidden
costs' of the proposed development to the Municipality and
whether these will be retrieved in full by rates and tariff charges
based on an understanding of the proportion of landowners
within the development that will be liable for such charges and
the proportion that will require subsidisation.

Developer commitment to the construction and operation of the

full extent of social facilities required by the development,

including confirmation on the timing of construction and the
period that the social facilities will be operated at the expense
of the developer.

Should the development be residential in nature, an inclusive

approach must be followed that enables well planned on-site

integration. Where state funding is required for housing, an
agreement must be in place that specifies:

i subsidies obtained for the development of housing will
not be used to fund link infrastructure to market
housing.

ii. the number of houses that will qualify for the housing
subsidy, and the number of houses to be built for the
GAP market, the provisions made for the proposed
subsidised units on the Municipality's Housing Plan,
pipeline and three-year capital budget, and the requisite
infrastructure. The GAP market is defined as households
earning more than R3,500 and less than R22,000.

iii. assumptions on subsidies (infrastructure, land and top
structure) to be received from the Municipality and
discounted development contributions should also be
documented.

iv. the agreed standard of services to be installed

Development Framework 2023:

Draft

n)

p)

V. the maintenance agreement with respect to state-

subsidised housing units which guarantees the
infrastructure and associated services for a minimum of
five years at the cost of the developer with performance
indicators to ensure prompt service delivery.
Should any green or ‘off the grid’ infrastructure be proposed —
evidence that there is no risk of negative impact on
environmental systems and services should there be a break in
the functioning of these services
Legal provision that the Municipality will not become obliged by
default to service the development in the future should such off
the grid systems fail to perform without due provision being
made by the land owners to pay the full capital and operating
costs of such services
An assessment of fire risk along the wild land — urban interface
must be done, and satisfactory mitigation actions identified.
Provisions for ongoing maintenance of such actions must be
documented and it must be clear how these will be complied
with in perpetuity.

E. TOOLS TO ASSIST WITH THE ASSESSMENT

Tools are available to assist the Municipality in these decision-making
processes:

a)

b)

2 For

The Cities Support Programme’s Fiscal Impacts Tool:

This tool aims to assess the long-term operating and capital
costs of development to multiple actors. The tool provides a
template that can be adapted to cost parameters specific to the
Municipality. Importantly, it not only assesses the fiscal impact
— the total life-cycle cost incurred by government — but also the
financial impact on household budgets and environmental cost
The CSIR have a geospatial assessment procedure for the
calculation and mapping of fire risk along the wild land — fire
interface.
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Annexure 3: Spatial Budget Base Data
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Map 40: Spatial Budget 2022

v George Municipality Surrcy

Spatial Budget Teptember 2021

Mame of e Total fren | Proposed | Functional | allotmen iapproved| Approved | approved, | Approved, | Propesed | Proposed | Proposed Proposed | Housing |wacant ta| wacant | wacant | wacant | wacant | wacane | informal
FarmMr | Ere Allotment Type of Land s Suburb
development armiir) ErEEr SEmEn Map | PPERTEREEEE Density Aren v B Private | Municipal | Privatein icipal in| Residential | Frezidentisl | Develap Develop Pipeline | be investi] Businezz POE | Edues | Induz- | Upgra-
. 59 Erven . .
Bilus Maungain Extate| 19502 Guargs 101 sl (e Krusibosch | George | Krasibosch 53
Cherry Creck 76| Blance s[4 guedzingle ) Efanca Elance 4
residential estate,
Beuhna Stroct 284 % 286 | Pacaltedorp 30| Fracidantial AEAE jahe | Pacaltodorp [P0 21
nozEm arp
Duttons Cone Willage | 204150 Heroldsbay pg|Besidentisl g ey Heraldz Bay |19 | Durtans Cove 15
Estate, Focusing sy
Eden Park 26133 | Bearge 13| Business 3433,21| Business  |Krasibosch | George | Krasibosch 1
Edden Park 26200 | George 14| Business HM3,93| Business | Krasibosch | George | Krasibasch 1
Mander 25535 | Gearge 37| Business 554366 Businecs | Krasibosch | George |Krasibasch 1
Meandsr 26528 | Beorgs 35| Business 4213| Business | Krusibosch | George | Krasibosch 1
Mander 26531 | Gearge 33| Business 27615,5| Business 1
Meandsr 26632 | Georgs 100 Businezz 109557 | Business  |Krasibossh | George | Krasibesch 1
Meander 26205 | Gearge 36| Business 10136, 34| Business | Krasibasch | Gesrge | Krasibasch 1
2EETa- - T EAR o -
Eden Park O [T 11| Residential ek Kruibosch | George | Krasibosch it
Edden Park 25005 | George 66| Business 56987,93| Business | Krasibosch | George |Krasibasch 1
Eden Park 26617| Gearge 108 Business 10340,03| Businecs | Krasibosch | George | Krasibasch 1
Eden Park 26201 | Bearge 15| Business 205953 | Businezs | Krasibesch | George |Krasibasch 1
;“?"t Zane 16745 | George 103 Business 247331 Business  |Bo_Dorp | George |Lavalia 1
usiness
;:f;:‘:f““ 13747 Goorgs 110| Business M4,29|Business  |Bo_Dorp | George |Lavalia 1
et = — - - - — — + — 1
Wacant Zons Ltiliey 18743 Gearge 11| ilieg ha Tield 1
Wacant Zon: POE 15751 Goorge tz|Pog Mo iekd 1
Wacant Zone POS 14713 Geerge 105 | Yacant Zane POE| No Tield 1
Wacant to be 8621| Gearge 11g | Facant to be 15642,07( 45 wha  |Rosemoor | George | Rosemoor il
investigated investigated
Wacant Zone POE 5253 Gearge 115 | Wacant Zone POE|  27222513( 45 utha  |Krssibosch | Gearge | Krasibosch 610
Wacant Zon: POE 4| George HE| Wacant Zone POE|  T4566,05| 25 wtha | Krasibosch | George |Krasibosch 135
Wacank Zone 6373 Gearge 1y | acant Zone Novied  |[ENEHON Bl norn | George | Genevafantein 1
Education Education |
Gevernment Graund 141 George 1| Faeant bo be 4672 25 utha 75
in Hestherlands investigated
Government Graund 42| Gearge 11y et bo be 4T36,4| 25 utha  [Heatherlands |George | Heatherlandsz 0
in Heatherlands investigated
Government Ground 154| Giearge 12q| Yasant to by 6044,35( 25 utha | Heatherlands | George | Heatherlands o
in Heatherlands investigated
Gevernment Graund 40| Gearge g2 Facant to be 4424125 uiha | Heatherlands | George | Heatherlands o
in Hestherlands investigated
Gevernment Graund 13| George 1| Vasant ta be 42a244|25utha  |Heatherlands | George | Heatherlands o
in Hestherlands investigated
Government Graund 156 | Gearge 1o Yocant te b 4E304| 2 utha  |Heatherlands | George | Heatherlandz 0
in Heatherlands investigated
Gavernment Graund 152 George tag | Vasant te be S2305| 25 utha | Heatherlands | George | Heatherlunds ]
in Heatherlands investigated
Gevernment Graund 15| George 1ag| Vucant to be 4363525 utha | Heatherlands | George | Heatherlands o
in Hestherlands investigated
Gevernment Graund 157| George 12| Vasant ta be 523245(25utha | Heatherlands | George | Heatherlands o
in Hestherlands investigated
Government Graund 153| Gearge 1a7 | Yasunt o b A5TTE[ 25 utha  |Heatherlinds | Gearge | Heatherlinds 0
in Heatherlands investigated

161 |



- George Municipality Surrey
Epatial Budget Scptember 2021
hisme of ir an Total firen | Propesed | Functionsl | allstmen approved| mpproved | Approved, | spproved, | Proposed | Propesed | Propassd Proposed | Housing |Wacantes| wacane | wacane | waeant | wacant | wacsnt | informal
FarmMr [ Erf b Allotment Type of Land Us Zubarbs
development amir) R aHmen Map | TEETEROEEE Diensity Arca v i Frivate | Municipal | Frivatein | Municipalin| Fiesidential | Residentiol | Development | Development | Fipeline | beinvesti] Business | Uil | POS | Eduea- | Indus- | Upgra-
Wacant area sk Traffic 464| George 1oa| Yacantto be 69428160 wha | George CBO | George |CBO “
Dcpartment investigated
Wacant POZ 2662 George 123 Wacant Zans POE SME|EOutha | Gearge CBD | Gearge |CED 26 1
Olmega Skreet 26523 | George 120 :“‘,’:'2““"‘3“ S4E9,63| 30 uwha | George CBD | George |CED 43
nsity
Roairivier Rif 2754 | George 131 Wacant Zone POS| 17514 08m | SPOTEE 151436
Facility B
Prizon Ground 9123 George 13p| Yacantto be 1635512 | E0 whha | George CBD | George Groenewsids T
investigated Park
Petro Ground 464 George 133] “pRroved 250 (EA) Gearge Gearge |Metrogrounds 250
not!partially Industrial
Grocnewsids Park 464 George 134 | Yacantto be 133500,13| 45 wha | George CBD | George Groenewsids 400
investigated Park
Touth Cape Colleque 464 George 138 ;:‘::;:::m MEE13.44m! Fd”““““ George CBD | Gearge E:‘k*"'*“'“'d*
Grocnewsids Park 464 George 136 | Yacantto be 13559116 [ 45 wha | George CBO | George Groenewsids 675
investigated Park
Roairivier Rif 464 George y7| Vacant te be 12670,67 45 wha | George CBD | George [CED 45
investigated
Church Grounds 3533 Blance 135| Yacantto be 52 (EA) Elanca Elanca | Blance 52
investigated
) Mized Uze
Blanes Strip 1031 Blanes 133 450 [E8) Elanza Blancs | Blanes 450
Development
Abutting Heather 13042| Gearge 140 Yacantto be 1762472 25 wha | Hestherlands | Gearge | Heatherlsnd N
park spar investigated
Business T041[ Tyslars 144|Yndevelaped aoE35 4am | Med Use |y et [ THEMBS! Ly bslathy 1
Private Busingss 60 utha cthu
) Wacant Zone ) Thembal
Business 2202 | Tyslors T s 652,16 Business | Thembalethy Thembslathu 1
Eusiness cthu
Wacant to be 137465 | Tyalars 143| ¥acant Zone Mo Tield | Utiliey Thembalethu | MBS |rp bbby 1
investigated Ltility khu
Wacant to be 1821| Tyalars 145 Vacant ko be teertaqm | MEedUse |y bt [ THEME! Ly blathy 108
investigated investigated &0 utha cthu _
Yacant to b 1T54-1786 | Tyalora qap|Veeanttobe g pgme [ MR Ve |y rbatethy | TP | Thembalath 1
investigated e stigated a0 ulha cthu
Yagank b b 1758| Tyolora 1| Vst ba b Buziness | Thembalethu | o8 1 bttt 1
investigated investigated JE5,4 athu
Wt b b Wacank e be - ThemEl
ot 1733 Tyalera U3 e san.pe|Biners | Thembslothu | T | Thonbaloth 1
Wt b b Wacank e be - ThemEl
ot 1730 Tyalers 150 et san,ge|Binere | Thembalothu | T | Thonbaloth 1
Wt b b Wacank e be - ThemEl
173 | Tyel 154 Business | Thembaleth Thembalsth 1
investigated paer invesctigated ag0,35[ 0 0 TR e i
Wk b b acank e be ) Thembal
1775 [ Tyal i Business | Thembaleth Thembalsth 1
investigated paer invesctigated soeas| ™ TR e i
Wk b b acank e be ) Thembal
1773 Tyal 153 Business | Thembaleth Thembalsth 1
investigated paer invesctigated ] I TR e i
Wk b b acank e be ) Thembal
1751 | Tyel 154 Businezs | Thembaleth Thembaleth 1
investigated palerm invesctigated 330,05) ™ TR | e et
Wk b b acank e be ) Thembal
132| Tyal 155 Businezs | Thembaleth Thembaleth 1
investigated palerm invesctigated ag0,05[ 0 TR | e et
Yagank b b 1506 Tyalora o | Vst ba b Industrial | Thembalethu | T8 2 nbalethu 1
investigated investigated 0115 ethy
Yagank b b 1307 | Tyalora gy | Yucank te be Industrial | Thembalethu | T8 2 nbalethu 1
investigated investigated 550,55 ethy
Yagank v b 1505 Tyalora | st ba b Industrial | Thembalethu | T8 2 bttt 1
investigated investigated 7,94 ethy
Wt b b R TZET Unit Facaltzd
325| Pacaltsd Pacaltsd Hansmoeshraal 265
investigated aeukzdarp 160| Development | Proposed ealtsdar® orp eI
Dellville Park 25| Pacaltsdorp 11| “ppreved 312 (EA) Pacaltsdorp |79 | Belyille Park a1z 1
donelapment, dew arp
Erviranmen
al
. contraints,
Abutting Erf 525, 325 Pacaltzdarp teg| Vet tobe o bl Pacalzdorp | L2 | rozedue 1
Pacs development e stigated o derp
racl
produce
market
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- George Musicipality Surrey
Spatial Budget Feptember 2021
Fame of Hr on Total frea | Propesed | Functional | Allotmen spproved| Approved | Approved, | Approved, | Proposed | Proposed | Proposed Proposed | Housing |wacant va| wacant | wacant | wacant | wacane | wacant | informal
FarmMr | ErfH Allotment Type of Land Us Subarb
devclopment i SHmEn Map | CPERTEREEEE Diengity Arca v A Frivate | Municipal | Frivatein | Punicipalin| Residential | Residential | Development | Development | Fipeline | be investi Business | Usility | P03 | Edueas | Indus= | Upgra-
Business 38| Pacaltsdarp P 2005,45 | Business | Pacaltsdorp [ P29 | prokes Estate 1
Eusiness arp
Business 383 Pacaltsdarp 16| acunt Zone 2535,03 | Business | Pacaltsdorp | P29 | prokes Estate 1
Eusiness arp
" Waunt Zone
Uil 413 Pacaleed 1617 1
ity acaltsdarp Uiy
Vacant to b 413| Pacaltzdorp 15| Vocank ta be 2000|60wha | Paeslezdorp |75 prares Earars 12
investigated investiguted o,
Wacant to be 5612| Pacaltzdorp fga|Yasanttobe | Community Pacaltzdarp | P29 | prakes Extate 1
investigated investigated Property arp
WYacant to be 5615| Pacaltsdorp 17| Yasant o be Community Pacaltzdarp | P29 | pyores Eatate 1
investigated investigated Froperty arp
Wacant te b 325| Pacaltsdarp fpg| Vacunk te b a142473(28utha | Pacaltedorp |79 | 2eq view 410
investigated investigated orp
Industrial erven 24300 Gearge g et approved | gyacs ool indystrial | 50019 Gearge |FrcAltasdorp 13
inelustrial Inclustrial Inclustrial
Vacant to be 325 Pacaltsdorp 1pg| Vacank to be 2756.45 |45 utha | Pacaltsdorp |79 | Eurapa 320
investigated investigated orp
Vacant to be 323 Pacaltsdorp qrg| Yacamtrabe | Gommunity Facaltsdorp | F "9 | Datvite Park 1
investigated investigated Froperty orp
Hausing 1621| Tyalara 17| “PRroved 326 [EA] Thembatethy | TP*™E | Thambalethu 326
natipartislh athy
] Bpproved Facalted
Futurs Maciklacf | 202025 Hanemesshrasl s 355 [EA4) Pacsltzdorp H tiral 355
development, dev arp
Business 197125 | Sandbraal 1gg| Yacunk 2one 17028,58 | Business 1
Business
Le Grand 202078 Hansmeocshraal 1| “pproved 255 [EA) Pacaltzdarp | P25 [ kraal 255
derelopment, dev arp
“acant ground Nacant o be
4545 152 5275,61| 60 why | George CBD | G CED 25
behind License Dept. aras investiguted i aras aras
Farm 21607 410 26T % Fural 14| Mlied U 254 [EA] Elance Elnce | Elunce 234 1
0 Development
Fesidential 1082| Gearge 183 | Residential 4305,07(25uta  |Bo_Dorp | George |Femridge 13
Fesidential 536 | Blacne 135 | Rasidential 39 (EA) Blanco Elance | Blance 23
Fzidential 25057 | Blanss 136 | rezidential Gaz451 45 b | Blanes Elnce | Elance a1
Foad Reserne a0 Gearge 187 | Rrond Rrecerne 33TZET|25utha  |Hestherlands [ Gecrge | Heathertands 5
Foad Faseres 0| Gearge 135 | Foad Fesarve 622057| 25 utha  |Hesthorlands [ George |Heatherlands 5
Counil Frasolution 464 | Guargs 13| Seunell Cammunity HEGAm'
Fesolition Froperty
Belmant Strect 1325 | George 1a0|Poz HoTield  |Park 1
GoGeargs Daps 3472 | Gearge 131| Fe-development | 65136,34|60utha | Gesrge CBD | George |CED 545
Wryburger Hall 13142 | Gearge 132 | Fe-development 102437 60 utha | George CBD | George |CED ')
) ) Gearge N
Fefuse Site 454 | Beorge 133 | Mlixed Use souha | 25990 [George | muiing 235 as "
Farm 1950513 1354313 Gearge 134 saanor| B0 |Kmaibazsh | George [Krasbesch i
Farm 135/520 1351520 Gearge 135 irastag| e |Krsibosch | George |Krasibosch 7
Farm 202050 20222 | 220 Pacaltsdarp 13| Yacant ta be 74335.25| 25wt | Pacatsdorp | P29 | Hansmoeskraal 185
& investigated arp
Residential 233 & 234 | Pacaltsdarp 137| Rresidential 52 [EA) Facaltsdarp Z:;“"‘d Oudarp a2
- o Facaltzd
Fesidential 63| Pacaltadorp 173 | Rrasidential 45 [EA) Pacaltdorp Oudarp 45
rp
Primary $chosl 1655 | Pacaltodorp 171 $ehol Commiunity Pacaltedorp |F2eAMed 1
Froperty arp
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- George M

cipality Surrey

Spatial Budget September 2021

Hame of Hir an Total Area | Proposed | Functional | Allotmen Approved| Approved | Approved, | Approved, | Propesed | Proposed | Propaced Proposed | Heusing |Wacantta| Wacant | Wacant | Vacant | Wacant | Wacant | Informal
FarmMr | Erf Allotment Type of Land Us Suburb
development arm i) R Stmen Map | PPEFTEREEEEL Dicnsity Area ¢ s Private | Municipal | Privatein |Municipalin| Residential | Residential | Develop Develop Pipeline | beinvesti] Buzinesz | Utility | PO | Eduea- | Indus- | Upagra-
Fiesidential F510| Pacaltzderp 163 | Fesidential 1463571 0 wha | Pacaltsdorp z:;“"‘d 121
- — [infermal
Housing Pipeline | 137156 Tyalora 16| Housing Fipaline | 50
- o [infermal Thembal
Heuzing Pipaline 270 Tyslors 1| Housing Pipains | 1000 Thembsletha | 71| Thembalstha 100
Housing Pipeline 3724| Tyalora 141| Housing Pipeline 'U"L:f[";:'ing Thembalethy L";u'“b" Thembalethy 136
Housing Pipeline 3274 | Tyalors 62| Housing Pipeline 'U"L";'r";:'ing Thembalethy I:':u"‘b“' Thembalethy 167
Hauzing Pipeline 11230 Tyolora 60| Hauzing Pipeline 'U":":’";:'ing Thembalethu I:‘:u""“' Thembalethu 131
Residential atzz|Tyelora 53| Rrezidential Infarmal Thembalethy | ™5 | Thembalethu 65
Upgrading cthu
Pacaltzdorp Facaltzdorp Residential Qverall 2450 Pacaltsdorp | 759 | pacalisdarp 2450
Dengification Densificatio o
Thembalathu Tyalors Residential Qverall 1267| Thembaleehy | TPmE | Thombalsthy 1287
Dengification Densificatio cthy
CED Pahring Areas 7213| Gearge 54| Parking 2665,2(60ulks [ George CBD |George |CBD 1%
CED Pakring Areas 1695| Gearge 53| Parking 251,38 60utha | George CED | George |CBD 15
g“'.g: Statien 2663 Gearge 55 Precinct Mo fidld |George | George CBD |George |CED
rocin
Gearge Hozpital East 658| Guorge 57| Mined-Use 43220,4|80utha | Guorgs CBD |George |CED 334
Investment Property | 202837 Fural 52| Agriculture OQueside | investment oo Rural | 259 | Hanzmoeshraal 1
Urban Edge | property Rural
::::I“"“"“ Oakhurzt 25808 Gearge 55| vacant 4235,93|B0uthe | George CBO |Gearge |CED 36
Residential 01246013 | George 50 & 51| Fresidential 2EA Bo_Dorp | Gearge |Eden George 2
Container Praperty 16015 | Gearge 43| Buziness 1285,63| Business | Ballotview | George | Lawasikamp 1
Businezs 221442215 | Tyalora 33424 Business 636 Buginess | Thembalethu I:u"‘b“' Thembalthy 2
Business 7551[ Tyalora 45| Buziness 61,558 | Businass | Thembalethu T:'"“"'b“' Thembalethy 1
athy
Flats 12623 | Gearge 45| Yacant to be 1322| 60utha Ballotview  |George |Conwille &
investigated
Flatz 12630 George g5 Vst o be 1412| B0utha  [Ballotview | George | Conville E
investigated
Flatz 1263| George | ucant ta be 2663[ 60wy |Ballotview | George | Convill 1%
uwutlgated
Wacant B2 T523 1 hora | Yacantto be Sa003| B0 wha | Thembatethu | ™03 Thombatort 240
& 11768 invectigated athy
Vacant 326 Pacaltzdorp g facantto be 5000| 45 wha | Pacaltsderg | P2 | pocattadarp
invectigated orp &7
:2:::5'“" Country 040t Heroldsbay 37| In Process 16T (EA] Herolds Bay g:";'ds Oubaai .
agant sreen iz 666 | Gearge | Facant e b 16000 45 wha | Heatherlands | George | Heather Park
Wirgin A ctive invustiguted 2
Fresidential TR Eco 55| racant be be 12800( 60 utha | Elancs Blanco |Blanco
& invectigated 55
) Open
Open Space 160 161 Blanco 31| Park G P LD Blance |Blinco s
Adincent o Cemetry 2245 Blnco 23| Residentisl 13600 60 utha | Bluns Blunce |Blinco .
Open Space 413| Blince 20| Park Mo vield | 7P Elunco Blanco | Blanco
SpacelPark| 1
- 9384~ - ; ) )
Residential [ 16| Fresidential 55515,3m Heatherlunds | George |Heatherlnds .|
Yacant 325| Pacaltsdorp 10| Yacant Moicd |Utilty | Pacaltadorp z:;“"‘d Pacaltzdarp
) ) ) Pacaltsd
Business 7950 Pacaltzdorp 32| Business 536231 Businezz | Pacaltsdorp | 21" | Fozedale 1
Business 156261565 | Hoskwil 26420 Business 1613| Business | Hoskuil Hockwil |Touwsranton 2
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- Grorge Municipality Swircy
Spatial Budget September 2021
et [ramue] mn | e | B [ttt et | P | P el gy |spmrrs] oo | spmra | spmera | prosens | o o o o] o | Vit | Voo | oo | v | teorm
Business 1544 Hockwil 104| Business 213558 | Business | Hoskwil Hachwil |Tauwsranton 1
Fancourt Links 3603| Blance 103 | Residential 15 [EA) BElanca Blanco [ Fancourt 15
Flats 21694 | Gearge 71| Flatz 27 [Ua) Gearge CBO | George |CED 21
Town Hauses 138 Pacaltsdarp 4|Town Houzes |42 (EA] Pacaltsdarp z:;“"‘d Oudarp 1=
Groenkloof Gardens [135/57 Gearge 35 residential S0(EA) Krasibosch | George |Kraaibosch a0
Groenkloo 26010 George 63 ’G;'i‘;:'tial v |ME(EAD Kraaibosch  |George |Krsaibosch iE
Krasibosch Park 23144 | Gearge 73| Growp Housing [ 257 [E4) Krasibosch | George |Kraaibosch 257
Flats 2325 Gearge 6 |Flats 36 UA Georgs CBO | George |CED 36
Sm;‘:“"‘““"r 1038 | wilderness 61| Group housing | 15 (EA) Wilderness ;‘:“d“"'“ ‘wilderness 12 3
Flats 2153| Gearge 7| Flats 15 [UA) Georgs CBO | George |CED 13
Group Housing 1015 | Gearge 64 | Group Housing |3 (E4) Bo_Dorp  |George |Denncaord 3
Flats 006 | Gearge 34 |Flats 6 [UA) Georgs CBO | George |CED [
Residential 53| Pacaltsdarp 7| Residential 5(EA) Pacaltzdorp ::‘“'“d Pacaltsdorp |5
Fiesidential 10| Pacaltzdorp 5| Residential S(EA] Pacaltzdarp z:‘“"‘d Ouderp ]
Flatz 442| Herolds Bay 1| Flatz 4(EA) Herelds By ;‘J‘"d’ Duttons Cove |4
::::"“:3”" 71382 Pacsltzdarp 3| Business 30804 52| Buzinezz | Pacaltzdarp z_:;“"‘d Oudarp 1
Fissidantial 547| Pacaltzdarp 5| Residantial 4(E4) Pacaltederp z_:;“'“d Ouderp 4
Graup Housing 1723 Blance 55| Group Housing |6 (EA) Blance Blance |Blince &
Graenkloof 25015 George 2| Mixed Use 6 [E4) Krasibosch | Gearge |Kraaibasch T
Graup Housing 1152| Bl 3| Group Housing 10 (E4) Blance Blance | Blince 10
Town Houses 5015| Gearge 25(Town Houses [ T(EA) Bo_Dorp  |Gearge [GeorgeEast |7
Fesidantial 3373 Blance 47| Residential TIEA Blance Blance | Blince 7
Fesidential 1335| George 25| Residential 6[EA) Bo_Dorp  |George [GeorgeEast |6
Frecidential 24551 Wildernezs 58| Residential 5 (EA) wildemess | 0B ez H
Graup Housing 355| Blanca 40| Group Housing |5 (E4) Efance Elance | Blance H
Group Housing 5532 | Pacaltzdorp 3| Group Housing | 4 [E&] Blanca Blance | Blance 4
Fiesidential 77| Pacaltadarp &| Residential 0 [EA) Pacsltzdorp z;“"‘d Ouderp 10
Group housing 4355| Blance 53| Group housing |5 [EA] Blanca Blance | Blance 5
Huswkhorndans 15033 George 42| Group Housing | 44 (E4) Heatherlands | Gearge | Heatherlinds 44
Huwthorndans 15023 George 43| Buzinesz 208124 | Business | Heatherlands | Georgs | Heatharlunds
Flatz 15038 | Gesorge 27 Flas 43[U4) Geargs CBD | Gearge | Dormehls Drie 43
27 O four 5720 Geargs 22| Mixed Land Usn | 4408,32| Buginesz | Geergs CBD | Georgs | Dormshlz Drife 50
Tawmill Yillage 25543 | George 18 SI’::P Housing & | 120 (£ Krasibosch | George |Krasibasch 170
Hemewood Yillige 13001| George 44 S;::I_':g‘;i:‘g 34 (EA) Heatherlands | George | Heather Park a4
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- Greorge M

ipality Swrrey

Spatial Budget Scptember 2021

hame of Mron Total Area | Proposed | Functional | Allotmen Approved| Approved | approved, | Approved, | Proposed | Proposed | Propased Proposed | Housing |Wacantta]| Wacant | Wacant | wacant | wacant | wacant | informal
FarmMr | ErfH Allotment Type of Land Us Suburk:
develapment armir) B SHmEn Map | EERTEMESEL Diencity aren v M Privats | Municipal | Privatein | Municipslin| Residential | Fesidential | Develop Dievelop Pipeline | be investi] Business | Ukiliey | POS | Educs- | Induz- | Upara-
|1Un Yotk 23874| Gesrge 81| Flats 76 (4] George CBD | Gearge |10n Tork 76
10 Terk 23877| Gesrge 17| Group Housing | 151 [E4) George CBD | Gearge |10n Tork 151
10 York 23865| George 82| Business Haspital George CBD | George |10n York 2
Kingzwood Golf 20648~ Up market Galf -
bl prv -2 5| o o |1 B4 George OBD | Goorgs | Kingswood 155
Kraaibiasch Gountny | ey George | Tainly lewe 5 [E4) Krasibosch | Goorge |Krasibesch 6
Estate denzity
Krasibosch Manor | 1350273 az :’1:':‘::;'” 15 (E4) Krasibosch | George | Krasibosch 15
Krasibosch 3 13583 George 21 328315,41| 25 utha | Krasibosch | George | Krasibosch s20
Krasibosch 56 135056 George a5 :'1:':‘::;"""' 405 (EA) Krasibosch | Gearge |Krasibasch 405
Krasibasch 21 135021 Gearge 105 :’h'“_':' ad 21254455 25 uiha  |Krasibozeh | George |Krasibosch 580
ensity
Krasibosch 830135 | 135088 George 19 :"“'“,':‘ fow 508 [EA) Krasibosch | George |Krasibosch 308
ensity
Krasibosch B2M35 | 135062 George &7 :’1"“,':‘ fow SO0TEIm Krasibosch | George |Kraaibosch 302
cnzity
Krusibosch 530135 | 135055 George 63 :’1:':‘::;'” F(EA) Krasibosch | George |Krasibosch El 1
Krasibosch 520135 | 135:52 George 106 :’1:':‘::;'” 250 (EA) Krasibosch | George | Krasibosch 250
Groenkloof Woods [ 13575 George 107
Krasibosch SH35 | 13505 Grorge 7| Puinty feow 276551.51m' Krasibosch | George | Kramibosch 270
density zingl:
Tont Fleur Meuntain 2825 Blanea T 27 [E&) Blanca Blance | Blunca 113
Estate Residential
Tuestpes Fem EXF -
e 464| George 75| Residential 33 [EA) Rozemoor | Gearge | Prates Park 2]
Former Crocadils 464 | Gearge 74| Residential saaome | PEOUNE o ae BB | George |Bos en Dal GO
Farm, Partionz of orf Proposed
) ) 21028 & - )
Willage Ridge o [-E 23 & 30| Residential 185 [EA) Heatherlunds |George | Highlands 154 4
Geargs Dam 464 | Gearge 65 Plixed Use 46600| Business | Bo_Dorp | Gearge | rden Route 23 1
Development Dam
ErF 325, Pacaltadarp 325 | Pacaltzdarp 77| Mied Use 2938423 | Buzinesz | Pacsitzdorp | P00 | Eaon park 2033 7
orp
Aldanah 3558 Pacaltzdorp 85| Rresidential 35471 Buzinezz | Pacaltadorp | P | ldanah 22 157 2
Dievelopment orp
L - Tl uze - L
Diesting Africa 13507 Krasibazch 12 2900000|25why  |Kresibosch | George | Desting Africa 1250
Development
- & mixed Facultsd
Masiklaof 202148 Hansmaeskraal a1 S 235 (EA) Pacaltsdorp Hansmocshraal 235
residential orp
Rivendale 20215 Hansmoeskraal | Ml residential | 2y Pacaitzdorp | P25 | fonmacskraal 1500
development stp
wielgelegen Estate 25544 | George | Muinly lowe T (EA) Kraaibesch  |George |Kraaibosch 107
dengity zingle
Metrs Grounds 464 | Gearge 6 | Industial I‘i??:i']os"‘ Industrial E;:;?:hl George | Metrogrounds 4
Tamzui Indugtril 22463 Geargs 177 Indduztial S48 | Indugtrial | 6973 George |Tamaui 30
{vacant land around Indlustrial
welgelegen The Retirement o
o 27854 | George i 122 [UA] Kraabosch | George |Wwelgelegen 122
Blanca Informal Area Efance Infarmal Areas 100
Upgrads
:’:;“'L’l:;":‘;'c""‘""“' Tyslors InFarmal fireaz 176
::::'E:;’:d':f”'“' Pacaltzdorp Informal Areas 1034
i:’:ﬁ;;‘:;’:”"‘“' George Informal Areas 265
Ef‘::ﬂ:;:a'zf:’"‘“' George Infarmal Areas 66
Gearge Industrail Grorge Informal Areas a5
Infarmsl dren
if:';:’g'r';:’t""“' Geargs Informal Areaz &
Total 354 2347 4238 506 2630 2456 1 4 w03 | esam 3 3 3 [3 220 | 10406

Table 16: Spatial Budget Analysis 2022
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Annexure 4: Capital Expenditure Framework Preparatory Input

(To follow: See separate Annexure document and Map 39)
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Annexure 5: Social facility analysis per functional area

(Jan 2022 current population and estimated absorption estimates (GM) per functional area used)
The mapping of public and private social facilities, per functional area, is captured on the Munic

— oy i At A

ey ]

ipal GIS- per example:

THE CITY FOR ALL REASONS
GEORGE MUNICIPALITY
SOCIAL INFRASTRUCTURE PER
FUNCTIONAL AREA
BALLOTSVIEW
026 05s 1.1 Kliometars.
S v S Mar JUE) TA4 1 1 1 1 1 1 1 ]
16004 | Hecth Ciiric 21678 | Bducaton Crache 13459 | Open Spoce and Forks 15971 | Cenaal OF Soup Hchen
15843 | Generd CF Commundy Bal 21445 | Bducation Trache 7322 | Open Spoce and Forks 11282 | Canaal CF Soup Hchen
15843 | Geerct CF Socid grant poy 11000 | Education Ceche 2297 | Opweey Spoce and Poks 12314 | Cenenil CF Soup chan
16232 | Open Spoce ond Sport fociles 11221 | Bducation Crache 5358 | Open Spoce and Porks 21970 | Caneal O Soup Hichen
21277 | Sducatien Creche 11222 | Bducation A Learning 7342 | Open Sooce and Porks 12348 | Canevsl & Soup Hchen
4 | & Schoal 11422 | Qerewcl CF Comemunity kol 14117 | CeneralCF Soup kickan 12159 | Canenal CF Soup Wchan
1623} | Education School 11494 | Bducaton Crache 17881 | Cenesal CF Soup kikchen 21410 | Ceneal &5 Soup Hchen
11273 | Education School 19649 | Bducation Crache 17762 | Qenenci CF Sow bictan 13192 | Ceneval CF Soup Hchen
11272 | Education School 13439 | Recith Tk 17975 | Ceneal CF Soup kiichan 15375 | Canen CF Soup Kchan
11424 | Hooth Ciric 16159 | Hedith Cinic 18230 | Cenesal CF Soup kichen | 15248 | Canaral OF Soup Hchan
1385 | Esucalion Crache 1459 | Fedin Cinic 1573 | CenerciCF Soup ickan 12002 | Caneral & Sop chen
20406 | Educaten Cruche 7568 | Heciin Cinic 29804 | Cenesal CF Soun ickan A4 | CaneiCF Canercd CF
4199 | Educaten Creche 7322 | Bducaton ok 29900 | CeneszICF Soup Kicken 25833 | Cenena! OF Ganercd CF
13519 | Esucation Croche 15542 | Bducation Coche 11458 | CenessiCF Soup kichen 15771 | Canenai CF Ganercl CF
15842 | Ecducatien Oeche 11148 | Open Spoace ond Pods 2969 | Cenmcl CF Soup kikchen 7944 | Canerci CF Child cave protection
16008 | Education Creche 11331 | Open Spoce ond Pada 22100 | CenasiCF Soup kichen 7302 | Utserien Lerory
21431 | Cpen Space and Sport focEles 11004 | Opan Space ond Pads 11267 | CenesiCF Soun ichan
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1 Blanco 4 Creches 1 Hall, 1 Pay point, | 0 0 1 Sport Field
4 Soup Kitchens
2 Glenbarrie, 0 2 Halls, 1 Clinic 1 Library 0 2
George
3 Heather Park 0 0 0
4 Wilderness 3 Creches Hall, 3 Soup 3 6 incl. 7 Parks 0 4
Kitchens Mobile
5 Lavalia 3 Creches, 3 2 Soup Kitchens 2 Clinics 0 3 Parks Sport field 0
schools
6 Rosemoor Schools 13 Soup Kitchens, Hospital/Clinic 1 0 0 2
Hall
7 Lawaaikamp 7 Creches, 3 6 Soup Kitchens, 2 Clinics 0 3 Parks 2 Sport fields 0
schools, Pay Point, Hall
8 Parkdene 3 Creches, 7 Soup Kitchens, Clinic Mobile 4 Parks 0 0
School Hall
9 Thembalethu 4 Creche, 2 Soup Kitchens Mobile 0 0 0 0
School
10 Thembalethu 3 Creches 3 Soup Kitchens 0 0 0 0 0
11 Thembalethu 2 creches 3 Soup Kitchen, 0 0 Park 0 0
Pay point
12 Thembalethu 2 School/ Adult | 4 Creches, Soup Clinic 0 Park 0 0
learning Kitchens, Hall
13 Thembalethu 6 Creche, 2 4 Soup Kitchen, Clinic 0 0 Sport field
Schools, Skills centre, 2
Halls, Court
14 Pacaltsdorp 3 Creche, 2 2 Halls, 5 Soup Clinic 0 0 Sport field 0
School Kitchen
15 Thembalethu 5 Creche 2 Soup Kitchen 0 0 0 0 0
16 Pacaltsdorp School 8 Soup Kitchen Mobile Clinic Mobile 3 Parks Sport field 0
17 Pacaltsdorp 3 School, 3 2 Pay point, Hall 3 Clinics/ Hospital | Library 0 3 Sport field 1 & Cremation
Creche
18 Heather Park University 0 0 0 2 Parks 0 0
extension, 6
Creche
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19 George Central 3 School, 4 Halls, 3 GF, 3 Clinics/ Library 2 Parks 0 1
University Museum, Mediclinic
Municipal Office,
20 Borchards 4 Creche, 5 Soup Kitchen Mobile Clinic 0 0 0 1
21 Thembalethu 2 Schools, Soup Kitchen 0 Mobile 0 0 0
22 Heather Park 3 Schools, 3 2 Paypoint, Hall, Clinic Library 0 Sport field
Schools, Creche
23 Parkdene 3 Schools, Disability service 0 0 5 Parks 0 1
Creche
24 Haarlem 5 Schools, 4 3 Pay point, 4 Mobile Clinic/ 2 4 0 Sport field 1
Creches Halls, Soup Clinics
Kitchen
25 Uniondale 5 Schools, 3 7 Soup Kitchen, Hospital 0 0 3 Sport field 2
Creches, Adult Hall, Court,
learning Municipal Office,
Traffic
26 Parkdene College, 4 0 0 0 6 Parks 0 0
Schools
27 Pacaltsdorp 2 Creches 4 Soup Kitchens 0 0 3 Parks Sport field 0
28 Georg CBD 17 Creches, 11 9 NGOs, Traffic 2
Schoolss, 3 office, child care
Colleges protection,
Municipal office

Health (Primary)

Shortage | Requirement | Shortage | Requirement | Shortage Requirement | Shortage | Requirement | Shortage | Requirement

in 2021 in 2031 in 2021 in 2031 in 2021 in 2031 in 2021 in 2031 in 2021 in 2031
George CBD 4 5 0 0 0 0 1 1 0 0
Kraaibosch 0 0 0 0 0 0 0 0 0 0
George Industria 0 0 0 0 0 0 0 0 0 0
Blanco 3 3 0 0 0 1 0 0 1 1
Rosemoor 3 4 1 1 0 0 0 1 1 1
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Pacaltsdorp 9 10 1 1 1 1 1 2 1 2
Ballotsview 6 8 2 2 1 2 6 6 3 3
Bodorp 7 9 1 2 0 0 0 0 1 1
Thembalethu 12 15 4 4 0 1 5 9 3 4
Heatherlands 2 0 1 0 0 0 0 0 0
Haarlem 3 4 0 0 0 0 0 0 0 0
Wilderness/ 3 3 1 1 0 0 0 0 0 0
Kleinkrantz/Wilderness

Heights/Touwsranten/

Hoekwil

Herords Bay/ Oubaai/Le 0 0 0 0 0 0 0 0 0 0
Grand

George Rural 4 5 0 0 1 1 2 3 1 1
Gwaing 0 0 0 0

Uniondale 2 2 0 0 0 0 0 0 0 0
Total 58 71 10 12 3 6 15 22 11 13

Standards applied
(Household size of 3.66applied)

Standards applied

(Household size of 3.66)

e ousehold Pop 0 Dthe
Creche/ECD 1 per 600 2196 (CSIR: Red Book, 2019)
Primary School 1 per 1913 7000 (SASchools Actor)
Secondary School 1 per 45750 12500 (SASchools Actor)
Thusong Centre/Skills 1 per 5464 54645 20000 200000 (CSIR: Red Book, 2019)
Centre/Mult-purpose centres
Tertiary Education Facility 1 per Regional Requirement
General Community Facility 1 per 2500 9150 (WCDEA&DP)
Library (Basic) 1 per 1366 6831 5000 25000
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Library (Branch) 1 per 13661 40984 50000 150000

Community Halls 1 per 1366 16393 5000 60000 (CSIR: Red Book, 2019)
Municipal offices N/A 12500 45750 (CSIR: Red Book, 2019)
Magistrates Court 1 per Regional magistrate district (CSIR: Red Book, 2019)
High Court 1 per 5000 18300

Post office 1 per 2500 9150 (CSIR: Red Book, 2019)
Government departments: 1 per 5464 54645 20000 200000

Home Affairs (Rural 25km)

Government departments: 1 per 1366 10929 5000 40000

Social Development (rural

25km)

Government department: 1 per 8197 32787 30000 120000

SASSA (Rural 40km)

SASSA points 5km (200 or 1 per 5km radius

more grant recipients)

Police Station 1 per 2732 16393 10000 60000

Fire Stations 1 per (8min - CBD Informal) (30min - Residential) (23min - Rural)

Primary health care clinic 1 per 1366 16393 5000 60000 (CSIR: Red Book, 2019)
Community health centre 1 per 40984 40984 60000 150000 (CSIR: Red Book, 2019)
Cemeteries 0.8 Ha 1366 5000 (CSIR: Red Book, 2019)
Parks neighbourhood play 1 per 250 915 DEA&DP

parks (750m radius)

Community Park (min 1.5 Ha) | 0.9 Ha 250 915 DEA&DP

(3km walking distance)

Regional parks/ Stadiums 1 per 1366 5000

(10km radius)

ICT Hub (5km) 1 per 1366 5000 (CSIR: Red Book, 2019)
Child and Youth care centre 1 per 5464 16393 20000 60000 (CSIR: Red Book, 2019)
(25km)

Standard calculations do not provide for shared/mega facilities. Application of standards to apply to areas only when capacity of existing facilities are
known.
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