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PROPOSED SUBDIVISION, PERMANENT DEPARTURE & 
REMOVAL OF RESTRICTIVE CONDITIONS: 

ERF 2947, 5 WATTS AVENUE, GEORGE 
GEORGE MUNICIPALITY & DIVISION 

 
 
1. BACKGROUND INFORMATION 
 
Erf 2947 George is an 761m2 residential property located within the urban edge and CBD of George and 
is developed with a dwelling house thereon. The new property owner (transfer on 29 October 2025) 
wishes to subdivide the property to create two Single Residential Zone I property from this one erf. He 
is therefore also attending to all land use matters regarding the subject property. 
 
DMC Town Planning has been appointed to address the necessary land use requirements to enable the 
desired subdivision of the property. The power of attorney attached as Annexure 1. 
 
 
1.1 PROPERTY DETAILS 
 
The table below includes relevant information regarding Erf 2947 George.  
 

Physical Address 5 Watts Avenue, George South 
Size of the property 761m2 
Owner Mclaren Family Trust 
Title Deed T69340/2025 (Annexure 2)  
Bond None 
SG Diagram 8059/46 (Annexure 3) 
Zoning Single Residential Zone I (dwelling house) 

 
 
The title deed and SG General Plan for the area dates back to 1946 when the 20 erven of ‘Watts Lodge 
Subdivided Estate’ was first approved by the then Provincial Administration and the Surveyor-General.  
Erf 2947 George was then first transferred in 1959.  Paragraph B of the title deed includes condition 
imposed by the Administrator when ‘Watts Lodge Landgoed’ was approved. 
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Paragraph B1 lists 5 conditions (a) – (e) which is in favour of the local authority and the registered owner 
of any of the 20 erven in this subdivided estate: 
 

 
 
Condition B1 (a) – (e) are as follows: 
 

 
 

(a) Portion A and Remainder Erf 2497 George will remain residential properties. 
 

(b) The intention is to provide only one dwelling unit per property although the zoning by-law makes 
a second dwelling unit a primary land use right for all Single Residential Zone I-erven. 

 
(c) It is expected that more than half of each property could be build upon as the zoning by-law 

allows a greater coverage for Single Residential Zone I-erven of this extent. 
 

(d) This paragraph imposes different building lines to what the zoning by-law imposes.  What should 
be noted in this paragraph is the reference to ‘Erf Number 10.  On inspection of the General Plan 
8059/46, it is found that Erf 2497 George is this ‘Erf Number 10’.  It is stated that the building 
lines imposed by this paragraph does not apply to ‘Erf Number 10’ until such time as the existing 
building is ‘altered or demolished’. 
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Considering aerial photography, it seems that no section of the original house was demolished. 
Additions were however made.  This house was constructed before this subdivision of Watts 
Lodge was approved by the SG in 1946.  This existing house in 1946 did not comply with these 
building lines.  As additions have been made, this paragraph of the title deed for Erf 2497 George 
must now apply to this property.  See the extract from the 1957-aerial photo on the following 
page and the encroachment marked in red on an extract from the GP. 

 

 
 

(e) This paragraph relates to municipal services provision which generally are provided within 
building line spaces.  Most title deed includes this paragraph. 

 
It is proposed to remove Paragraphs B1 (a) – (d) so that only the provision of the zoning by-law apply to 
the proposed Portion A and Remainder Erf 2497 George. 
 
Paragraph B2 includes a condition in favour of the Administrator.  In terms of Section 39 of the Western 
Cape Land Use Planning Act (2014) (LUPA), the Municipality is now the Administrator.  Paragraph B2 (f) 
states that Erf 2497 can only be subdivided with the consent of the Administrator.  While Paragraphs 
B1(a) – (d) are proposed to be removed, Paragraph B2 (f) will be removed simultaneously to remove 
what is unnecessary in the title deed and only use one process regarding these paragraphs of the title 
deed (not Section 15 of the planning by-law and Section 39 of LUPA) 
 

 
 

The Conveyancer’s Certificate (Annexure 4) confirms the restrictive conditions included in this land use 
application to be removed and that the 20 property owners of the 20 erven of Watts Lodge, must be 
informed of this land use application. 
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2. APPLICATION 
 
This land use application in terms of the George Municipality: Land Use Planning By-law (2023) for Erf 
2947 George entails the following: 
 
▪ Removal of Restrictive Conditions in in terms of Section 15(2)(f) of said by-law of condition B1 (a), 

(b), (c), (d) & B2 (f) from T69340/2025. 
▪ Subdivision in terms of Section 15(2)(d) of said by-law of Erf 2947 George into two Single 

Residential Zone I erven namely Portion A (±380m²) and Remainder (±381m2). 
▪ Permanent departure in terms of Section 15(2)(b) of said by-law on the Remainder (±381m2) for 

the relaxation of the following building lines: 
- the northeastern street building line from 3.0m to 2.1m for the existing dwelling house. 
- the eastern street building line from 3.0m to 0.8m for the existing house. 
 
 
3. CONTEXTUAL INFORMANTS 
 
3.1 LOCALITY 
 
Erf 2947 George is a developed residential property located in Watts Avenue, George South. The 
property is about 400m northwest of George Industria, about 450m northwest of the Nelson Mandela 
Boulevard Activity Corridor and also located within the CBD of George. The property falls within the 
500m densification buffer of Nelson Mandela Boulevard. 
 
A locality map is attached hereto as Annexure 5.  
 

 
 
 

George 
Industria 
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3.2 ZONING 
 
Erf 2947 George is zoned Single Residential 
Zone I (SRZI) and developed accordingly with 
a dwelling house thereon. The property is 
abutted by other SRZI properties to the south 
and west and is just 100m from Nelson 
Mandela Boulevard towards the south. 
 
The greater area is especially characterised by 
a combination of business zonings and mixed 
residential typologies (SRZI, GRZII, GRZIV). 
The zoning of the property will not change 
following this land use application. A new SRZI 
property will be created. 
 
 
3.3 CHARACTER OF THE PROPERTY & SURROUNDING AREA 
 
Erf 2947 George is a developed residential property in Watts Avenue in George South. The property is 
761m2 and has a level topography. The house is positioned in the front (eastern) section of the property. 
The property currently has a 4.0m street building line and 2.0m side and rear building lines in accordance 
with the development parameters of the current zoning by-law. The property is on a corner and abuts 
Watts Avenue to the north and east.  The eastern side of Watts Avenue is dual carriage way while the 
section linking to Mitchell Street towards the northwest is a one-way street (single carriageway) in that 
direction. The following images shows the character of the property and the dwelling house. 
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The greater surrounding area is characterised by residential properties and various types of businesses.   
The latter is formed due to this area being located around Nelson Madela Boulevard which links York 
Street with the industrial area towards the southeast. 
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4. DEVELOPMENT PROPOSAL 
 
Erf 2947 George is currently a 
Single Residential Zone I property 
(dwelling house), 761m² in extent 
and located in the Nelson Mandela 
Boulevard densification area with 
access from Watts Avenue. It is 
proposed to subdivide the property 
into two SRZI properties to create 
an additional residential 
opportunity within the urban edge 
and support infill development. 
 
The subdivision plan is attached 
hereto as Annexure 6. 
 
Along with the subdivision of Erf 
2947 George into two Single 
Residential Zone I erven namely 
Portion A (380m²) and Remainder 
(381m2), the following building line 
relaxations are also required for 
the existing structure that will be 
retained on the Remainder: 
- the northeastern street 

building line from 3.0m to 2.1m 
for the existing house. 

- the eastern street building line 
from 3.0m to 0.8m for the 
existing house. 

 
The existing dwelling house was 
originally constructed long before 
building plans were addressed as 
we currently know it.  This dwelling 
house was however acknowledged 
in its position with the approval of a 
building plan for an outbuilding for 
the western side of the property on 
17 November 2020.  See 
Annexure 7 for this approved plan. 
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(Note that this plan for the outbuilding was not implemented and therefore has lapsed.)  It is uncertain 
if any building plans was approved for the existing dwelling before 2020.  For the sake of completeness, 
we include relaxation of the street building line for the position of the existing dwelling house. 
 
The property was also surveyed by a professional land surveyor, Mr. John Bailey, to ensure that our 
information informing this land use application is correct.  Find Mr. Bailey’s survey attached to this report 
as Annexure 8. 
 
A removal of restrictive conditions as discussed in paragraph 1.1 and paragraph 4 of this report, is 
required to implement the development proposal.  
 
The proposed Portion A and Remainder will continue to use the existing accesses as shown on the site 
survey and the images included earlier in this report.  
 
 
4.1 PRE-APPLICATION CONSULTATION 
 
The pre-application consultation is attached to this report as Annexure 9. 
 

COMMENT RESPONSE 

TOWN PLANNING 

Applicant to take note that Condition B(1)(d) 
will require removal.  

The removal of this paragraph is part of this land 
use application. 

It is advised to remove all the restrictive 
conditions in one application.  

This land use application is addressed 
accordingly. 

Applicant to take note that the application 
will need to be advertised to all the erven 
within the “Watts Lodge Subdivided Estate” 
as part of the PPP process.  

The Conveyancer’s Certificate also reflects this 
aspect. 

Applicant to motivate in line with the 
applicable zoning scheme, MSDF and LSDF.  See the relevant paragraphs of this report. 

All departures to be motivated and all 
encroachments over the municipal road 
reserved to be addressed.  

 
Relevant departures are included with this land 
use application. 
The property was surveyed by a professional land 
surveyor, and it was found that the pre-cast 
boundary wall encroaches into the road reserve at 
the eastern street corner.  This will be rectified by 
the property owner. 

Approval from HWC to be acquired as part 
of the PPP/application process.  

This land use application does not trigger any 
requirements in terms of the National Heritage 
Resources Act, 1999.  See paragraph 4.3.3 of this 
report. 
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CIVIL ENGINEERING SERVICES (CES) 

Access must adhere to the applicable GIZS 
2023.  See the relevant paragraphs of this report. 

All parking, including vehicle movement, 
must be fully accommodated on-site.  See the relevant paragraphs of this report. 

No parking will be allowed within the road 
reserve.  Noted. 

Municipal water and sewer connections are 
available, subject to confirmation of network 
and treatment capacity.  

Noted. 

Development charges (DC) will be 
applicable based on the rates at the time of 
transfer.  

Noted. 

The developer must adhere to all applicable 
Municipal Bylaws and National Building 
Regulations concerning stormwater 
management.  

Noted. 

 
 
4.2 REMOVAL OF RESTRICTIVE CONDITIONS 
 
It is proposed that restrictive conditions B1 (a), (b), (c), (d) & B2 (f) from T69340/2025 be removed. 
These conditions were imposed in 1959, at a time when the town had a distinctly different spatial 
structure and prior to the need for infill development to absorb urban growth. As such, the conditions 
are considered outdated and no longer aligned with the contemporary urban fabric. 
 
See paragraph 1.1 earlier in this report for our discussion regarding the paragraphs to be removed from 
the title deed. 
 
The 1959 building lines imposed by the title deed are more restrictive than those prescribed by the 
current zoning scheme. This indicates that the current development regulations are in line with the 
present-day growth and spatial structure of George, as opposed to the conditions that were formulated 
under a significantly different spatial structure in 1959. 
 
Section 33(4) of the George Municipality: Land Use Planning By-law (2023) must be considered when 
the removal of title conditions is requested: 

(4) When the Municipality considers the removal, suspension or amendment of a restrictive 
condition, the Municipality must have regard to the following: 
(a) the financial or other value of the rights in terms of the restrictive condition enjoyed by a person 
or entity, irrespective of whether these rights are personal or vest in the person as the owner of a 
dominant tenement; 
(b) the personal benefits which accrue to the holder of rights in terms of the restrictive condition; 
(c) the personal benefits which will accrue to the person seeking the removal, suspension or 
amendment of the restrictive condition if it is amended, suspended or removed; 
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(d) the social benefit of the restrictive condition remaining in place in its existing form; 
(e) the social benefit of the removal, suspension or amendment of the restrictive condition; and 
(f) whether the removal, suspension or amendment of the restrictive condition will completely 
remove all rights enjoyed by the beneficiary or only some of those rights. 

 
The removal of these conditions from the title deed will enable the efficient and optimal use of Erf 2497 
George, in accordance with the spatial objectives applicable to properties within a designated 
densification zone and will ensure consistency with the surrounding character of the area. 
 
This condition was imposed by the Administrator, which is now the Municipality. It does not have 
personal benefits for the Municipality, but its removal therefore ensures that property can be developed 
to the benefit to all involved and in accordance with the MSDF as put forward by the Municipality. 
 
Personal benefits for the property owner will then be making the subdivision of the property possible to 
create an additional residential opportunity within the urban edge and densification zone of George. 
 
Socially, not removing this condition, will not hold any real benefit.  The zoning by-law now determines 
the parameters regarding the development of property within the municipal area of George. Not 
removing the condition will prevent compact urban growth absorption within the urban edge and 
densification zone. 
 
Lastly, removing the restrictive conditions pertaining will not remove any rights presently enjoyed by 
anyone. Allowing the removal of the restrictive conditions hold benefits for the property owner and the 
Municipality. 
 
 
4.3 FURTHER CONSIDERATIONS 
 
4.3.1 MUNICIPAL ENGINEERING SERVICES & ACCESS 
 
The municipal engineering services currently provided will be expanded as necessary to accommodate 
a new SRZI property.  
 
The existing accesses to the property will be used for the two properties, one from the eastern side of 
Watts Avenue and the other from one way section of this public street.  
 
Access and parking provision is not found to be in conflict with the relevant zoning provisions. 
 
The property also has walkability / accessibility to several GoGeorge bus stops and main routes. See 
following image to indicate the proximity to GoGeorge routes and pick up points. 
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4.3.2 PUBLIC INTEREST 
 
The public interest associated with this application is limited as the ‘outcome’ of this subdivision will be 
the same as if the unsubdivided erf had a second dwelling or even a third dwelling. The properties will 
still be zoned SRZI to reflect the lower density residential nature of the area and will have a ‘density’ of 
26 du/ha following the subdivision. 
 
Both erven will have a 0.0m side building line on one of their sides, 1.5m building lines on their other side 
and rear boundaries, and 3.0m street building lines. With the removal of the outdated and restrictive 
title conditions, any future development on Portion A will be able to comply with the development 
parameters from the zoning by-law.  Updated building plans for the existing dwelling house, if needed, 
can also be addressed. 
 
The public participation process will notify the surrounding property owners of the proposed application 
and grant them 30-days to provide any comments they might have. 
 
 
4.3.3 ENVIRONMENTAL & HERITAGE CONSIDERATIONS 
 
The property is within the urban edge the established residential neighbourhood of George South and 
within the densification zone of Nelson Mandela Boulevard. There are no trees or watercourses on the 
property. No environmental issues such as watercourses or protected vegetation will thus be affected 
by this proposal or future development on the new portion.  
 
 
 

100m 

200m 

300m 

400m 



ERF 2947 GEORGE          REF: 692/G26  
GEORGE MUNICIPALITY & DIVISION 

 
 

15 
Copyright © 

 

 
 
The existing dwelling house is older than 60 years and protected in terms of the National Heritage 
Resources Act of 1999. As the subdivision will not physically affect the heritage structure and no 
additions or alterations are proposed for the heritage structure.  Section 34 of the NHRA is not 
applicable for this application. 
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5. NEED & DESIRABILITY 
 
Need 
Need depends on the nature of the proposal and is guided by the principle of sustainability. This land 
use report demonstrates that the proposed subdivision, and related departures, of Erf 2947 George is 
responsive to the property’s locality in the urban edge and the densification zone. At the same time 
restrictive title conditions are addressed to align with the change in spatial and development 
management in more recent years. The proposed land use application will not negatively impact 
surrounding properties, the visual landscape, or the natural environment as discussed earlier in this 
report. Furthermore, the proposal fulfils the property owner's goal of reasonably creating an additional 
residential opportunity within the urban edge and densification zone. 
 
Desirability 
Desirability from a planning perspective, is defined as the degree of acceptability of a proposed 
development on a property. The relevant factors include the physical characteristics of the properties, 
existing planning in the area, character of the area, the locality and accessibility of the properties as well 
as the provision of services.  
 
Physical characteristics of the properties 
The physical characteristics of the property will not change following this application. The property is 
level with ample space to create an additional residential opportunity. 
 
Existing planning in the area 
As indicated later in this land use report, this land use application is not found to be in conflict with the 
George Municipal Spatial Development Framework (GMSDF). 
 
Character of the area 
This land use application will not negatively affect the character of the area as shown earlier in this 
report. It will support infill development within the urban edge and a densification zone. 
 
Provision of services 
Existing municipal infrastructure is to be provided as needed for an additional SRZI property.  
  
Economic impact 
This land use application will have no expected negative economic impact. It is expected that an 
additional residential opportunity in the densification zone could directly support the Activity Corridor 
and even the public transport system in place. 
 
Direct impact on surrounding properties 
No neighbours are expected to be impacted on negatively as discussed throughout this report.  
 
It is our view that the need and desirability of the proposed subdivision on Erf 2947 George shows no 
negative impacts. 
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6. LEGISLATION & POLICIES 
 
The criteria for the consideration of land use applications as per the Spatial Planning and Land Use 
Management Act, 2013 (Act 16 of 2013) (SLPUMA), the Western Cape Land Use Planning Act, (Act 3 of 
2014) (LUPA) and the George Municipality: By-law on Municipal Land Use Planning (2023) builds on 
each other. SLPUMA introduced legislative and procedural changes to the management of land use 
planning in South Africa. The Western Cape Province followed with LUPA and thereafter George 
Municipality with the Municipal Land Use Planning By-law (2023). What is relevant to this land use 
application is discussed in the paragraphs to follow. 
 
 
6.1 SPATIAL PLANNING & LAND USE MANAGEMENT ACT, 2013 (SPLUMA) 
 
Section 7 of this Act sets out the five development principles that are applicable to spatial planning, land 
development and land use management and section 42 of SPLUMA then refers to the factors that must 
be considered by a municipal tribunal when considering a land use planning application, which include 
but are not limited to:  
 
▪ Five SPLUMA development principles; 
▪ Public interest; 
▪ Constitutional transformation; 
▪ Respective rights and obligations of all those affected; 
▪ State and impact of engineering services, social infrastructure and open space requirements; 
▪ Compliance with environmental legislation. 
 
Relevant aspects not addressed in the earlier paragraphs of this land use report, are addressed below: 
 
 
6.1.1 FIVE DEVELOPMENT PRINCIPLES 
 
The five development principles of SPLUMA, namely spatial justice, spatial sustainability, efficiency, 
spatial resilience, and good administration are not all directly relevant to this land use application.  
 
Spatial justice as described in Section 7(a) of SPLUMA is not fully relevant to this land use application. 
 
Spatial sustainability as described in Section 7(b) of SPLUMA is relevant as follows: 
- The proposed development holds no expected negative environmental impact. 
- The effective and equitable functioning of land markets are not negatively affected by this 

application but supported. An additional residential opportunity will directly contribute to the local 
economy, and a new ownership opportunity will be created within the current urban edge. 

- No negative impacts are expected on surrounding properties. 
- Land within the urban edge will be optimally utilised. 
- Agricultural land and our rural areas cannot be negatively affected. 
 
Efficiency as described in Section 7(c) of SPLUMA is relevant as it can be stated that the property is 
being developed more efficiently without compromising the character of the area. 
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Spatial resilience as described in Section 7(d) of SPLUMA is not fully relevant to this land use 
application. 
 
Good Administration as described in Section 7(e) of SPLUMA indicates the responsibilities of all 
involved in any land use matter. 
 
The paragraphs above show that the land use application for Erf 2947 George supports the relevant 
development principles of SPLUMA. 
 
 
6.2 WESTERN CAPE LAND USE PLANNING ACT, 2014 (LUPA) 
 
LUPA requires that local municipalities consider the following when deciding on land use applications:  
 
▪ Applicable spatial development frameworks; 
▪ Applicable structure plans; 
▪ Land use planning principles referred to in Chapter VI (Section 59) which is an expansion of the five 

development principles of SPLUMA; 
▪ Desirability of the proposed land use; and 
▪ Guidelines that may be issued by the Provincial Minister regarding the desirability of proposed land 

use. 
 
The land use planning principles expands on the five development principles of SPLUMA and desirability 
which is discussed in foregoing paragraphs. Section 19(1) and (2) of LUPA refers to consistency and 
compliance of a land use proposal regarding spatial development frameworks or structure plans. 
Considering the aim of this land use application for Erf 2947 George, no conflict was found with the 
George Municipal Spatial Development Framework (GMSDF). 
 
 
6.3 GEORGE MUNICIPALITY: LAND USE PLANNING BY-LAW, 2023 
 
The general criteria for the consideration of applications in terms of this By-law are included in Section 
65 which, inter alia, includes:  
 
▪ Desirability of the proposed utilisation of land; 
▪ Impact of the proposed development on municipal engineering services; 
▪ Integrated development plan, including the municipal spatial development framework, the 

applicable local spatial development framework and/or local structure plans; 
▪ Relevant municipal policies; 
▪ Western Cape Provincial Spatial Development Framework; 
▪ Section 42 of SPLUMA (public interest, constitutionality); 
▪ Land use planning principles transposed from LUPA; and 
▪ Provisions of the applicable zoning scheme. 
 
The above is addressed elsewhere in this land use report as relevant. 
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6.4 GEORGE INTEGRATED ZONING SCHEME BY-LAW, 2023 (GIZS) 
 
Erf 2947 George is currently zoned Single Residential Zone I (SRZI) and developed with a dwelling house 
as described extensively and shown earlier in this report. The property currently has a 4.0m street 
building line and 2.0m side and rear building lines. 
 
Following the proposed removal of restrictive conditions and subdivision into two SRZI properties 
(Portion A 380m2 ; Remainder 381m2), both erven will be subject to a 3.0m street building line, a 0.0m 
building line on one side boundary, and 1.5m building lines on their other side or rear boundaries.  
 
The existing structure on the proposed Remainder requires building line relaxations of the northeastern 
and eastern street building lines to accommodate this dwelling house as it is, which is already, 
historically, within the building lines.  Also read this with our discussion of the title deed and General 
Plan in paragraph 1.1. 
 
The proposed Remainder and Portion A will comply with all other relevant development parameters. 
 
 
6.5 GEORGE MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (GMSDF) (2023) 
 
Erf 2947 George is not addressed specifically in the GMSDF. The property is however located in the CBD 
(Central Business District) and is in the densification zone of the Activity Corridor of Nelson Mandela 
Boulevard. See the extract from the GMSDF to follow. 
 

 
 
The property is walking distance from the public transport and many amenities as also indicated earlier 
in this report, making it directly supportive of the MSDF and the greater spatial objectives for George.  
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The GMSDF identifies a 500m walkable residential densification zone along the principal public 
transport corridors, which is read with the system of land use intensification areas. 
 
A key strategy of this GMSDF is infill development of strategic sites in urban areas. Urban infill is largely 
applied to prevent urban sprawl outside the urban edge and to efficiently use space available inside the 
urban edge. 
 
The proposed subdivision of Erf 2947 George directly supports the GMSDF by supporting a compact 
urban form within the urban edge and Spatial Element 1b and Policy 4.5.3.2 C2 (Compact Growth 
Absorption) of the MSDF by proposing low density residential use and infill development within the 
urban edge in the CBD. 
 
This land use application and the nature thereof is found to be consistent with the GMSDF as required 
in terms of Section 19 of the Land Use Planning Act, 2014 (LUPA). 
 
 
7. CONCLUDING 
 
The proposed subdivision of Erf 2947 George represents a logical and appropriate form of infill 
development within the urban edge and the Nelson Mandela Boulevard densification zone. The proposal 
is modest in scale, retains the existing heritage structure on the Remainder, and introduces an additional 
residential opportunity without changing the residential character of the area. 
 
The proposal is consistent with the relevant planning legislation and supports the development 
principles of SPLUMA and LUPA by promoting efficient land use within the urban edge. 
 
In conclusion, the proposed subdivision is reasonable and supported from a planning perspective. 
 
 
 
 
 
MARLIZE DE BRUYN Pr. Pln      DENISE JANSE VAN RENSBURG 
   

APRIL 2026 



   
 

   
 

                          

 

LOCALITY PLAN 

ERF 2497 
5 WATTS AVENUE, GEORGE SOUTH 

GEORGE MUNICIPALITY & DIVISION 
 For scale refer to figured dimensions.  Measurements always to 

be checked by Professional Land Surveyor. 
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SUBDIVISION PLAN: 
 

ERF 2497 
5 WATTS AVENUE 
GEORGE SOUTH 

GEORGE MUNICIPALITY & DIVISION 
 
 

 
 
Subdivision of Erf 2497 George 
in terms of Section 15(2)(d) 
of the George Municipality 
Integrated Land Use Planning 
By-law (2023) in the following 
portions: 
 
- Portion A (380m²) 

(Single Residential Zone I) 
 

- Remainder (381m²) 
(Single Residential Zone I) 

 

For scale refer to 
figured dimensions.  

Measurements always to 
be checked by 

Professional Land 
Surveyor. 

Plan No: 25-03-2026v1 
Drawn by: D. JvR 
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NEW OUTBUILDING
ERF 2497
5 WATTS STREET, GEORGE

GENERAL NOTES
1. ALL WORK TO COMPLY WITH THE NATIONAL BUILDING
    REGULATIONS & STANDARDS ACT. (ACT 103 OF 1977)
2. ALL LEVELS AND DIMENSIONS TO BE CHECKED ON SITE
    BEFORE WORK COMMENCES.
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built into walls with 500mm overhang.
7mm pvc interlocking ceiling board fixed to 38 x 38mm battens
at max 450mm ccs and fixed to u/s rafters.
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timber posts on steel brackets fixed to the floor.

Walls: 140 x 190 x 390mm concrete block
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floor level and brickforce every 2nd course.
Prestressed concrete lintols over door
openings.
Standard Winblok windows with aluminium
frames for fixed and opening windows.
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on 85mm concrete floor on 25mm polystyrene
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on well compacted hardcore.
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Professional Land Surveyors

George
P.O.Box 9583

6530

88 Meade Street
Tel 044-8745315

Cell 082-8921759

Proposal:
The figure A B C D E represents 761 square metres
of land being Erf 2497 George
Situate in Watts Lodge Subdivided Estate
in the Municipality and Administrative District of George,
Province of the Western Cape.
It is proposed to subdivide Erf 2497 into Portion A
of 380 square metres and remainder of 381 square metres.

T N

Reference : 1751DL
Date : March 2026

Land Surveyor
PROPERTY : Erf 2497 George
OWNER : McLaren Family Trust
DIAGRAM : Gen Plan 633LD

Plan Number : 1751DL1

APPLICATION TO SUBDIVIDE

SUBDIVISION PLAN
Scale 1:500

FRAMED IN TERMS OF SECTION 36 OF ACT 3 OF 2014

AND SECTION 15 OF THE GEORGE MUNICIPALITY 

LAND USE PLANNING BY-LAW
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TRANSFER : T69340/2025
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 Planning and Development 

E-mail: town.planning.application@george.gov.za 
Tel: +27 (0)44 801 9477 

 
 

 
LAND USE PLANNING PRE-APPLICATION CONSULTATION FORM 

 

 
PLEASE NOTE: 

Pre-application consultation is an advisory session and is required prior to submission of an application for 

rezoning, consent use, temporary departure and subdivision. It does not in any way pre-empt the outcome of 

any future application which may be submitted to the Municipality.  

 

PART A: PARTICULARS 

 

Reference number: 4021930_____________________________________________________________________ 

Purpose of consultation: ___To discuss proposed land use application___________________________________ 

Brief proposal: __Proposed Subdivision____________________________________________________________ 

Property(ies) description: ____Erf 2497 George_____________________________________________________ 

Date: ____________________28 January 2026___________________________________________ 

 

Attendees: 

 Name & Surname Organisation Contact Number E-mail 

Official Ilané Huyser George Mun. 044 801 9477 ihuyser@george.gov.za  

Official Fakazile Vava George Mun. 044 801 9477 fvava@george.gov.za  

Pre-applicant Marlize de Bruyn 
DMC Town 
Planning 

0766340150 marlize@mdbplanning.co.za  

     

    

    

    

 
 
 
 
 
 
 
 

mailto:ihuyser@george.gov.za
mailto:fvava@george.gov.za
mailto:marlize@mdbplanning.co.za
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Documentation provided for discussion:  
 
(Include document reference, document/plan dates and plan numbers where possible and attach to this form) 
____Copy of title deed, locality & subdivision plan, GP ____________________ 
 

Has pre-application been undertaken for a Land Development application with the Department of 
Environmental Affairs & Development Planning (DEA&DP)? 
 
Comprehensive overview of proposal: 
 

Erf 2497 George is a Single Residential Zone I (dwelling house)-property, 761m² in extent.  It is proposed to subdivide 

the property in 2 similar size erven.  It is located in a densification area. The zoning of the two properties will remain the 

same. The title deed and SG General Plan for the area dates back to the 1940’s when the ‘Watts Lodge Subdivided Estate’ 

was first created. 

 

Par. B2(f) of the title deed reads as follows: 

 
Can this restriction be addressed as an Administrator’s Consent? 

 

Then Par. B(1)(d) of the title deed reads as follows: 

 

 
Considering the GP, Erf 2497 George is erf 10 of the subdivided estate. The building lines of this paragraph does not 

apply to erf 10 ‘until such time as the existing building situate thereon is altered or demolished’.  Considering aerial 

photography, it seems that no section of the original house was demolished. Additions were however made.  This house 

was constructed before this subdivision of Watts Lodge was approved by the SG in 1946.  This existing house in 1946 

did not comply with these building lines.  As additions have been made, does this paragraph apply now to Erf 2497 

George?  See the extract from the 1957-aerail photo below and the encroachment marked in red on an extract from the 

GP. 

 
 

YES NO 



 
 

 
 

PART B: APPLICATION PROCESS (WILL FULLY APPLY ONLY ONCE LUPA REGULATIONS ARE IN FORCE)  
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PART C: QUESTIONNAIRES 

SECTION A:  
DETERMINATION OF APPLICATION TYPES, PRESCRIBED NOTICE AND ADVERTISEMENT PROCEDURES 

Tick if 
relevant  

What land use planning applications are required? 
Application fees 
payable 

 2(a) a rezoning of land; R 

x 2(b) a permanent departure from the development parameters of the zoning scheme; To be determined 

 2(c) a departure granted on a temporary basis to utilise land for a purpose not permitted 
in terms of the primary rights of the zoning applicable to the land; 

R 

x 2(d) a subdivision of land that is not exempted in terms of section 24, including the 
registration of a servitude or lease agreement; 

To be determined 

 2(e) a consolidation of land that is not exempted in terms of section 24; R 

x 2(f) 
a removal, suspension, or amendment of restrictive conditions in respect of a land 

unit; 
To be determined 

√ 2(g) a permission required in terms of the zoning scheme; R 

√ 

√ 
2(h) 

an amendment, deletion, or imposition of conditions in respect of an existing 

approval; 
R 

√ 2(i) an extension of the validity period of an approval; R 

√ 2(j) an approval of an overlay zone as contemplated in the zoning scheme; R 

 2(k) an amendment or cancellation of an approved subdivision plan or part thereof, 
including a general plan or diagram; 

R 

√ 2(l) a permission required in terms of a condition of approval; R 

√ 2(m) A determination of a zoning; R 

√ 2(n) A closure of a public place or part thereof; R 

 2(o) a consent use contemplated in the zoning scheme; R 

 2(p) an occasional use of land; R 

 2(q) to disestablish a homeowner’s association; R 

 2(r) to rectify a failure by a homeowner’s association to meet its obligations in respect of 
the control over or maintenance of services; 

R 

 2(s) 
a permission required for the reconstruction of an existing building that constitutes a 
non-conforming use that is destroyed or damaged to the extent that it is necessary to 
demolish a substantial part of the building 

R 

Tick if 
relevant 

What prescribed notice and advertisement procedures will be required? 
Advertising 
fees payable 

Y N Serving of notices (i.e. registered letters etc.) R 

Y N Publication of notices (i.e. Provincial Gazette, Local Newspaper(s) etc.) R 

Y N 
Additional publication of notices (i.e. Site notice, public meeting, local radio, website, 
letters of consent etc.) 

R 

Y N Placing of final notice (i.e. Provincial Gazette etc.) R 

TOTAL APPLICATION FEE* (VAT excluded): To be determined 

PLEASE NOTE: * Application fees are estimated on the information discussed and are subject to change with 
submission of the formal application and/or yearly application fee increase.  



 
 

 
 

SECTION B: 
PROVISIONS IN TERMS OF THE RELEVANT PLANNING LEGISLATION / POLICIES / GUIDELINES 

QUESTIONS REGARDING PLANNING POLICY CONTEXT YES  NO 
TO BE 

DETERMINED 
COMMENT 

Is any Municipal Integrated Development Plan 

(IDP)/Spatial Development Framework (SDF) and/or 

any other Municipal policies/guidelines applicable? If 

yes, is the proposal in line with the aforementioned 

documentation/plans? 

X 

 
   

Any applicable restrictive condition(s) prohibiting the 

proposal? If yes, is/are the condition(s) in favour of a 

third party(ies)? [List condition numbers and third 

party(ies)] 

X    

Any other Municipal by-law that may be relevant to 

application? (If yes, specify) 
X    

Zoning Scheme Regulation considerations: 

Which zoning scheme regulations apply to this site? 

______GIZSB 2023___________________________________________________________ 

What is the current zoning of the property?  

______SRZI_________________________________________________________________ 

What is the proposed zoning of the property? 

 _____ SRZI_________________________________________________________________ 

Does the proposal fall within the provisions/parameters of the zoning scheme? 

______To be determined_____________________________________________________ 

Are additional applications required to deviate from the zoning scheme? (if yes, specify) 

_____To be determined______________________________________________________ 

 

 

QUESTIONS REGARDING OTHER PLANNING 

CONSIDERATIONS 
YES  NO 

TO BE 

DETERMINED 
COMMENT  

Is the proposal in line with the Provincial Spatial 

Development Framework (PSDF) and/or any other 

Provincial bylaws/policies/guidelines/documents? 

X    

Are any regional/district spatial plans relevant? If yes, 

is the proposal in line with the document/plans? 
 X   
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SECTION C:  
CONSENT / COMMENT REQUIRED FROM OTHER ORGANS OF STATE 

OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES NO 

TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT / 

COMMENT FROM: 

Is/was the property(ies) utilised for agricultural 
purposes? 

 X  

Western Cape 
Provincial 
Department of 
Agriculture 

Will the proposal require approval in terms of 
Subdivision of Agricultural Land Act, 1970 (Act 70 of 
1970)? 

 X  
National Department 
of Agriculture 

Will the proposal trigger a listed activity in terms of 
National Environmental Management Act, 1998 (Act 
107 of 1998) (NEMA)?  
 

 X  

Western Cape 
Provincial 
Department of 
Environmental Affairs 
& Development 
Planning (DEA&DP) 

Will the proposal require authorisation in terms of 
Specific Environmental Management Act(s) (SEMA)? 
(National Environmental Management: Protected 
Areas Act, 2003 (Act 57 of 2003) (NEM:PAA) / 
National Environmental Management: Biodiversity 
Act, 2004 (Act 10 of 2004) (NEM:BA) / 
National Environmental Management: Air Quality Act, 
2004 (Act 39 of 2004) (NEM:AQA) /  
National Environmental Management: Integrated 
Coastal Management Act, 2008 (Act 24 of 2008) 
(NEM:ICM) /  
National Environmental Management: Waste Act, 
2008 (Act 59 of 2008) (NEM:WA)  
(strikethrough irrelevant) 

 X  

National Department 
of Environmental 
Affairs (DEA) & 
DEA&DP 

Will the proposal require authorisation in terms of the 
National Water Act, 1998 (Act 36 of 1998)? 

 X  
National Department 
of Water & Sanitation 
(DWS) 

Will the proposal trigger a listed activity in terms of 
the National Heritage Resources Act, 1999 (Act 25 of 
1999)? 

 X  

South African 
Heritage Resources 
Agency (SAHRA) & 
Heritage Western 
Cape (HWC) 

Will the proposal have an impact on any National or 
Provincial roads? 

 X  

National Department 
of Transport / South 
Africa National Roads 
Agency Ltd. (SANRAL) 
& Western Cape 
Provincial 
Department of 
Infrastructure (RNM) 



 
 

 
 

OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES NO 

TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT / 

COMMENT FROM: 

Will the proposal trigger a listed activity in terms of 
the Occupational Health and Safety Act, 1993 (Act 85 
of 1993): Major Hazard Installations Regulations 

 X  
National Department 
of Labour (DL) 

Will the proposal affect any Eskom owned land and/or 
servitudes? 

 X  Eskom 

Will the proposal affect any Telkom owned land 
and/or servitudes? 

 X  Telkom 

Will the proposal affect any Transnet owned land 
and/or servitudes? 

 X  Transnet 

Is the property subject to a land / restitution claims?  X  
National Department 
of Rural Development 
& Land Reform  

Will the proposal require comments from SANParks 
and/or CapeNature? 

 X  
SANParks / 
CapeNature 

Will the proposal require comments from DFFE?  X  
Department of 
Environment, 
Forestry and Fishery 

Is the property subject to any existing mineral rights?  X  
National Department 
of Mineral Resources  

Does the proposal lead to densification to such an 
extent that the number of schools, healthcare 
facilities, libraries, safety services, etc. In the area may 
be impacted on?  
(strikethrough irrelevant) 

 X  

Western Cape 
Provincial 
Departments of 
Cultural Affairs & 
Sport (DCAS),  
Education, Social 
Development,  
Health and 
Community Safety 

SECTION D:  
SERVICE REQUIREMENTS 

DOES THE PROPOSAL REQUIRE THE FOLLOWING 

ADDITIONAL INFRASTRUCTURE / SERVICES? 
YES NO 

TO BE 

DETERMINED 

OBTAIN COMMENT 

FROM:  

(list internal 

department) 

Electricity supply: 
 

  X Directorate: Electro-
technical Services 

Water supply: 
 

  X Directorate: Civil 
Engineering Services 

Sewerage and wastewater: 
 

  X Directorate: Civil 
Engineering Services 

Stormwater: 
 

  X Directorate: Civil 
Engineering Services 

Road network: 
 

  X Directorate: Civil 
Engineering Services 

Telecommunication services:   X  

Other services required? Please specify.   X  
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Development charges:   X  

PART D: COPIES OF PLANS / DOCUMENTS TO BE SUBMITTED AS PART OF THE APPLICATION  

COMPULSORY INFORMATION REQUIRED: 

Y N 
Power of Attorney / Owner’s consent if 

applicant is not owner (if applicable) 

 

Y N 
S.G. noting sheet extract / Erf diagram / 

General Plan  

Y N Motivation report / letter Y N Full copy of the Title Deed 

Y N Locality Plan Y N Site Layout Plan 

Y N Proof of payment of fees Y N Bondholder’s consent 

MINIMUM AND ADDITIONAL REQUIREMENTS: 

Y N Site Development Plan 

 

Y N Conveyancer’s Certificate 

Y N Land Use Plan  Y N Proposed Zoning plan 

Y N Phasing Plan Y N Consolidation Plan 

Y N Abutting owner’s consent Y N Landscaping / Tree Plan 

Y N 
Proposed Subdivision Plan (including 

street names and numbers) 
Y N Copy of original approval letter 

Y N 

Services Report or indication of all 

municipal services / registered 

servitudes 

Y N Home Owners’ Association consent 

Y N 

Copy of Environmental Impact 

Assessment (EIA) /  

Heritage Impact Assessment (HIA) / 

Traffic Impact Assessment (TIA) / Traffic 

Impact Statement (TIS) / 

Major Hazard Impact Assessment (MHIA) 

/ 

Environmental Authorisation (EA) / 

Record of Decision (ROD) 

(strikethrough irrelevant) 

Y N 
1 : 50 / 1:100 Flood line determination 

(plan / report) 

Y N Other (specify) Y N Required number of documentation copies 

 

 PART E: DISCUSSION  

Pre-application as discussed on 28 January 2026 for the proposed subdivision, departure and ROR on Erf 2497, 

George. The following site layout plan was provided for discussion. 



 
 

 
 

 

Town Planning comments 

- Applicant to take note that Condition B(1)(d) will require removal. 

- It is advised to remove all the restrictive conditions in one application.   

- Applicant to take note that the application will need to be advertised to all the erven within the “Watts 

Lodge Subdivided Estate” as part of the PPP process.  

- Applicant to motivate in line with the applicable zoning scheme, MSDF and LSDF. 

- All departures to be motivated and all encroachments over the municipal road reserved to be addressed. 

- Approval from HWC to be acquired as part of the PPP/application process. 

 

CES comments 

- Access must adhere to the applicable GIZS 2023. 

- All parking, including vehicle movement, must be fully accommodated on-site. 

- No parking will be allowed within the road reserve. 

- Municipal water and sewer connections are available, subject to confirmation of network and treatment 

capacity. 

- Development charges (DC) will be applicable based on the rates at the time of transfer. 

- The developer must adhere to all applicable Municipal Bylaws and National Building Regulations concerning 

stormwater management. 

 

PART F: SUMMARY / WAY FORWARD 

Refer to comments above. 
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OFFICIAL:_______________________________   PRE-APPLICANT: _____Marlize de Bruyn____  

Fakazile Vava (Town Planner)     (FULL NAME)   

 

SIGNED:___ ________   SIGNED:_______________________________ 

Ilané Huyser (Senior Town Planner) 

     

DATE:__2026.02.04_______________________            DATE:_________26 January 2026_________  

 

*Please note that the above comments are subject to the documents and information available to us at the time of the pre-

application meeting and we reserve our rights to elaborate on this matter further and/or request more information/documents 

should it deemed necessary.  

     

































 

 

CONVEYANCER CERTIFICATE 

 

 

I the undersigned, J.J. VAN DER BERG (LPCM61135), in my capacity as 

conveyancer and attorney practising at PH Attorneys in Mossel Bay certify that a 

search was conducted in the Deeds Registry, Cape Town, regarding the following 

property (including both current and earlier title deeds / pivot deeds / deeds of transfer):  

 

ERF 2497 GEORGE 

IN THE MUNICIPALITY AND DIVISION OF GEORGE,  

PROVINCE OF THE WESTERN CAPE; 

 

IN EXTENT: 761 (SEVEN HUNDRED AND SIXTY-ONE) Square Metres 

 

Held by Deed of Transfer Number T69340/2025 

 

In respect of which it was found that there are restrictive conditions registered against 

such property, namely: 

 

B. SUBJECT FURTHER to the following conditions contained in the Deed of Transfer 

Number T6636/1959 imposed by the Administrator when approving of the subdivision of 

Watts Lodge Landgoed, namely. 

 

“any words and expressions used in the following conditions shall be deemed to have the 

same meaning as that assigned to them by the regulations published under Provincial 

Administrator Notice Number 401 dated 17 October 1935, and by the memorandum which 

accompanied said regulations.  

 

1. As being in favour of the local authority and the registered owner of any erf in the 

subdivided Estate: 

 

 (a) This erf shall be used for residential purposes only. 

 

(b)  Only one dwelling, together with such outbuildings as are ordinarily required 

to be used herewith, shall be erected on this erf. 

 

(c) Not more than one half of the area of this erf shall be built upon. 

 



2 
 

 

  

2 

(d)  No building or structure or any portion thereof, except boundary walls and 

fences, shall be erected nearer than 4,72 metres to the street line which 

forms a boundary on this erf, nor within 3,15 metres of the rear boundary or 

1,57 metres of the lateral boundary common to any adjoining erf, provided 

that with the consent of the local authority, an outbuilding not exceeding 3,05 

metres in height measured from the floor to the wall plate and any portion of 

which will be used for human habitation, may be erected within the above 

prescribed space. This condition shall not apply to Erf Number 10 until such 

time as the existing building situate thereon is altered or demolished. 

 

2. As being in favour of the Administrator: 

 

(f) This erf shall not be subdivided except with the consent in writing of the 

Administrator.  

 

In respect of which the abovementioned restrictive conditions are addressed in the 

accompanying application, no further restrictive conditions prohibit the proposed 

removal of restrictive conditions, subdivision and permanent departure as further 

elaborated on in the accompanying application.  

 

It is further confirmed that the 20 (TWENTY) owners of the Erven situate in Watts 

Lodge Langoed (as delineated on General Plan 8059/46), must be informed of the 

Applicant’s proposed application.  

 

Lastly, it is confirmed that no Mortgage Bond is currently registered over this property. 

 

DATED and SIGNED at MOSSEL BAY on the 30th day of MARCH 2026. 

 

 

______________________________ 

CONVEYANCER 

J.J. VAN DER BERG 

PH ATTORNEYS INC. 

SIOUX BUILDING 

16 SIOUX STREET 

VOORBAAI 

MOSSEL BAY 


