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SECTION A :  BACKGROUND 

1. PURPOSE OF THE REPORT 

This report serves as the Specialist “Planning” inputs into the Environmental Authorisation 

application on Wilderness Erf 2003.  The objective of this Specialist Planning Report is to provide 

a description of the proposed development and to “contextualize” the envisaged project within 

the administrative, legal and policy planning framework.  These policies are not prescriptive legal 

requirements, but rather guidelines to inform detailed planning and design, and to be 

interpreted and applied at the level of an individual project. 

Wilderness Erf 2003 is currently zoned “Open Space Zone III (OSZIII)” in terms of the George 

Integrated Zoning Scheme by Law, 2017 and is 2,8135 Ha in extent.  The property is currently 

vacant.  Access to the application area is obtained via an access servitude road that runs over 

Wilderness Erf 2002. 

On 25 August 1994, the Wilderness Local Council approved an application for rezoning to 

subdivisional area for the subdivision of Wilderness Erf 1 into 3x portions (Erf 2002, 2003 & 

2004) and a remainder with conditions of approval, that restricted each new property to one 

dwelling unit.  A copy of the letter of approval of this subdivision is attached as ANNEXURE A. 

The proposal now, is to the construction of 1x main dwelling house and to allow for 4x self-

catering guest cottages, a designated parking area along the eastern boundary that makes 

provision for 4x vehicles, a designated parking area in the north western section of the property 

that also makes provision for 4x vehicles and from the parking areas and the main dwelling 

house there will be wooden decking walkways 1.5m above the forest floor towards the cottages.  

The remainder of the property will be preserved in its natural state. 

The proposal was discussed with George Municipality at their pre-applications meeting of 02 

June 2021.  The minutes for this meeting as well as the completed pre-application form is 

attached as ANNEXURE B. 

Eco Route Environmental Consultancy has been appointed to apply for Environmental 

Authorisation and Marike Vreken Urban and Environmental Planners have been appointed by 

WENTZEL CHRISTOFFEL COETZER & WESSEL PHILIPPUS WESSELS to apply for the 

required land use rights from George Municipality. 
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2. PROPERTY DESCRIPTION, SIZE AND OWNERSHIP 

A copy of the Title Deed (TT22528/2020) which includes all the information outlined below is 

contained in ANNEXURE C.  The SG Diagram (SG 7730/1995 - Erf 2003) for the application 

area is contained in ANNEXURE D.  The SG Diagram (SG 7729/1995 – Erf 2002) and Servitude 

Diagram (SG 7410-1987 - Servitude over Hoekwil Erf 317) indicating the right of way servitudes 

from which the application area obtains access is contained in ANNEXURE E & ANNEXURE F 

respectively. 

TITLE DEED DESCRIPTION: Erf 2003, Wilderness, in the Municipality and Division of George, 

Province of the Western Cape 

 

TITLE DEED NUMBER: T22528/2020 

 

PROPERTY SIZE:  2,8135 (Two Comma Eight One Three Five) Hectares 

 

REGISTERED OWNER(S):  1. Wentzel Christoffel Coetzer 

2. Wessel Philippus Wessels 

TITLE DEED RESTRICTIONS:  The Title Deed contains no restrictive title deed conditions that 

prevent the proposed development. 

 

SERVITUDES:  There are no servitudes registered over this property. 

Entitled to right of way access over Hoekwill Erf 317 (12m wide) 

Entitled to right of way access over Wilderness Erf 2002 

 

BONDS: There is no bond registered over the property. 
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SECTION B :  DEVELOPMENT PROPOSAL 

3. DESCRIPTION OF THE PROPOSED DEVELOPMENT 

(Refer to ANNEXURE G: Architectural 3D representation of proposal – ‘Olivier Architects’ 

The proposal entails the construction of 1x main dwelling house and to allow for 4x self-catering 

2-storey tree-top cabins with a package plant sewer system OR the alternative option that 

allows for 5x cabins with a septic tank sewer system. The remainder of the property will be 

preserved, remain untouched forest and continue to be utilised for conservation purposes.   

3.1. Accommodation Units – Preferred alternative 

(Refer to Plan 2: Site Development Plan – Preferred Alternative) 

The main dwelling will be accessed from the current servitude road in the north western 

corner of the property as indicated on the Site Development Plan (Gate #1).  The sizes of 

the units will be as follows, and shown in the figure below: 

▪ New Main House (200m² + 175m² deck + 30m² pool) = 405m² total 

▪ 4x cottages of 98m² and each with a 42m² deck  = 560m² total 

▪ Parking area = 285m² total 

 

FIGURE 1: PROPOSED SDP 
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There will be a designated parking area along the eastern boundary of the property that 

will also be accessed from the current servitude road in the north eastern corner of the 

property (Gate#2) and makes provision for 4x parking bays.  An additional 4x parking 

bays can be accommodated on-site adjacent to the main dwelling house (accessed from 

Gate#1).  From the parking areas and the main dwelling house, there will be wooden 

decking walkways 1.5m above the forest floor meandering through the trees to the 

cottages. Please note that this is a raised boardwalk on the stilts. 

The ground floor of the proposed cottages will consist of 2x ensuite bedrooms and a small 

bath deck. The first floor will consist of a lounge, bathroom, open deck, hammock net, 

kitchenette and a dining room.  

 

FIGURE 2: ARCHITECTURAL 3D REPRESENTATION 

The 4x cottages will be of steel, glass, wood and be constructed on stilts about 4-5m 

above ground levels to be very light on the environment and have views of the ocean.  

The style of the cottages and main house will modern but light to fit in with the natural 

environment.  The maximum height for the proposed dwelling will be ±8m above NGL or 

as determined by the Municipality. 

The proposal also entails fencing the property along the western boundary with clear-vue 

fencing for safety for tourists and the owners. No physical boundaries will be erected 

along the property boundaries as per requirements from George Municipality restricting 

the movement of natural fauna. 
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3.2. Visual Impact & Views 

(Refer to ANNEXURE H: Architectural Visual Impact – ‘Olivier Architects’ 

In this area and strip where the planned cottages are proposed the trees are much smaller 

because of the slope, the backdrop will have bush trees so the cottages will be enclosed 

by trees, but the front views will be open. Scaffolding was placed on the potential 

locations of the cottages at about 4m high. 

 

 

FIGURE 3: SCAFFOLDING PLACED ON SITE 



WILDERNESS ERF 2003: SPECIALIST PLANNING REPORT 

AUGUST 2022  PAGE 6 OF 40 

 

 

FIGURE 4: OCEAN VIEWS FROM SCAFFOLDING AT ±4M HIGH 

The visual impact will be insignificant.  The proposed development area is relatively well 

hidden.  The proposed house and cottages will not be seen from the “Map of Africa” road 

nor from the main road coming from Knysna which is blocked by a hill in front of that 

section. 
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FIGURE 5: ARCHITECTURAL 3D REPRESENTATION OF ACTUAL VISUAL IMPACT 

Due to the small scale of the top section of the units and the fact that it is surrounded by 

forest, it will be very difficult to see these units.  The section proposed for the 

development will be behind a small hill that makes it impossible to see from the road. The 

only area the proposed units and main dwelling will be spotted is from a section on 

Wilderness beach as indicated below. 
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FIGURE 6: VISUAL IMPACT AS VIEWED FROM WILDERNESS BEACH 

3.3. Access & Parking 

Access to Erf 2003 is obtained from the existing access servitude that runs over Hoekwil 

Erf 317 & the existing access servitude road that runs over Wilderness Erf 2002 as 

indicated on the SG diagram extracts below. 

 

FIGURE 7: EXISTING SERVITUDES - SG DIAGRAM EXTRACTS 

These access servitudes are accessed directly off the public road ‘Remskoen Street’ that 

runs along the northern boundary of Hoekwil Erf 317.  This road is also the access road to 

the ‘The Map of Africa’ lookout point. 
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FIGURE 8: CURRENT ACCESS TO WILDERNESS ERF ERF 2003 

The main dwelling house will be accessed from the current servitude road in the north 

northern corner of the property Plan (Gate #1).  4x parking bays can be accommodated 

on-site adjacent to the main dwelling house as indicated in the figure below. 

 

FIGURE 9: PARKING AREA #1 - SDP EXTRACT 
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There will be a designated parking area along the eastern boundary of the property that 

will also be accessed from the current servitude road in the north eastern corner of the 

property (Gate#2) and makes provision for 4x parking bays. 

 

FIGURE 10: PARKING AREA #2 - SDP EXTRACT 

From the parking areas and the main dwelling house, there will be wooden decking 

walkways 1.5m above the forest floor meandering through the trees to the cottages, 

hence no roads will be developed on the property. 

The George Integrated Zoning Scheme by Law, 2017 does not have a prescribed number 

of parking bays for this specific zone or proposed land use (‘tourist accommodation’). 

The proposal makes provision for 1x parking bay per treetop cabin (4x parking bays in the 

designated parking area – accessed from Gate#2) as well as 4x parking bays in the main 

dwelling house parking area (accessed from Gate#1). 

3.4. Sewer Reticulation 

Currently there is no sewer reticulation in close proximity to the site. In light of this it is 

proposed that a package plant is installed to accommodate the sewerage generated on 

site. The BEPAC 5C is a system installed partially above ground, while the Kingspan 

Klargester Biodisc is installed below ground. 
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3.5. Accommodation Units – Alternative 1 

(Refer to Plan 3: Site Development Plan –Alternative 1) 

This alternative entails the construction of 1x main dwelling house and to allow for 5x 

self-catering 2-storey tree-top cabins. 

The main dwelling will be accessed from the current servitude road in the north western 

corner of the property as indicated on the Site Development Plan (Gate #1). can be 

accommodated on-site adjacent to the main dwelling house. The sizes of the units will be 

as follows, and shown in the figure below: 

▪ New Main House (200m² + 175m² deck + 30m² pool) = 405m² total 

▪ 5x cottages of 98m² and each with a 42m² deck  = 700m² total 

▪ Parking Area = 359m² total 

There will be a designated parking area along the eastern boundary of the property that 

will also be accessed from the current servitude road in the north eastern corner of the 

property (Gate#2) and makes provision for 6x parking bays.   

From the parking areas and the main dwelling house, there will be wooden decking 

walkways 1.5m above the forest floor meandering through the trees to the cottages. The 

ground floor of the proposed cottages will consist of 2x ensuite bedrooms and a small 

bath deck. The first floor will consist of a lounge, bathroom, open deck, hammock net, 

kitchenette, and a dining room.  Comparison of the 2 alternatives parameters and 

disturbance area are indicated in the table below. 

Currently there is no sewer reticulation in close proximity to the site. In light of this for 

this alternative it is proposed that a Septic tank system is be used. 

DISTURBANCE PREFERRED ALTERNATIVE ALTERNATIVE 1 

No of units 4x units + 1x main dwelling 

house 

5x units + 1x main dwelling 

house 

Coverage 3.42% 3.93% 

Parking bays 8 10 

Total disturbance 1250m² 1464m² 

 

From the table above it is clear that the preferred alternative has a smaller disturbance 

area and thus this option is preferred. The local municipality is not entirely in favour of this 

system as the steepness of the driveway might be an obstacle for the honeysucker and 

therefore would prefer an alternative solution with regards to sewer reticulation. 

4. PRE-APPLICATION MEETING GEORGE MUNICIPALITY 

The proposal was discussed by the George Municipality Pre-application Panel at their pre-

application meeting of 02 June 2021. The following points were made for the applicant to bear 

in mind when submitting the land use application: 
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TOWN PLANNING: 

▪ Erf 2003, Wilderness was part of Erf 1 Wilderness, which was subdivided in the early 1990’s. The 

subdivision was only considered with strict development conditions and each portion was restricted to 

one dwelling house. Therefore, Erf 2003 Wilderness is restricted to one dwelling house. 

▪ The existing subdivision and rezoning was allowed with the intention that the area be mainly for 

conservation purposes and therefore the restrictive condition that only one dwelling house be allowed 

on the subdivided portions. 

▪ A geotechnical report was also required to determine if the land is suitable for development of a 

dwelling house, this report dates back to 1995 and must be updated. No rocks may be removed prior to 

the consultation of a geotechnical engineer, because of possible landslides. 

▪ The position of the dwelling house must be in conjunction with the conservation body (Cape Nature). 

▪ The dwelling house should also follow the profile of the property, thus “step” and must be constructed 

with materials of natural colours. 

▪ No physical boundaries between the properties will be allowed, therefore the proposed fence around 

the dwelling house should be determined within the environmental report (movement of natural fauna 

may not be restricted). This will require the amendment of condition of approval. 

▪ An Environmental Management/Conservation plan will be required. 

▪ The building lines and height restrictions should be determined with the main purpose of conservation. 

▪ The old Wilderness Structure plan restricted dwelling houses in a conservation zone to single storey and 

maximum height of 5m. 

▪ A visual impact assessment will be required. 

▪ The MSDF, Wilderness Lakes and Hoekwil LSDF should be addressed as well as the Rural development 

guidelines. 

▪ Parking should be in line with the GIZS. 

▪ Detailed development parameters will be determined when more information becomes available with 

the main purpose of conservation of the environment. 

▪ The history of the property should be addressed and considered with the new proposal. 

▪ An OSCAE (Outeniqua Sensitive Area) Permit will also be required. 

CES: 

▪ Access restricted to Remskoen Road via exiting servitude over erf 2002 & 317. 

▪ Water supply need to be verified as the current water supply is limited to a 50 mm uPVC pipe. Any cost 

with reference to the upgrading, as a result of the development, will be for the cost of the developer. 

▪ Sanitation will have to be handled on site. All procurement required have to be address to the 

satisfaction department of CES 

▪ SANRAL should be requested for comments as well (02/06/2021) 

ETS: 

▪ Single point of supply allowed. All cost for the bulk supply point will be for the developer. (2021-06-02) 

The minutes for this meeting as well as the pre-application is attached as ANNEXURE B. 
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5. PROPOSED LAND DEVELOPMENT APPLICATIONS 

Wilderness Erf 2003 is currently zoned “Open Space Zone III” in terms of the George Integrated 

Zoning Scheme by Law, 2017. 

The primary rights for properties zoned “Open Space Zone III (OSZIII)” is ‘nature conservation 

area’ meaning: 

“…the use and management of land with the objective of preserving the natural biophysical 

characteristics of that land, such as the fauna and flora and includes: 

▪ a dwelling house on a property zoned solely Open Space Zone III; but does not 

include tourist facilities, tourist accommodation or agriculture…” 

To allow for the proposed tourist accommodation units, an application must be made for a 

consent use to allow for ‘tourist accommodation’.  The George Integrated Zoning Scheme by 

Law, 2017 defines a ‘tourist accommodation’ as: 

“…means a harmoniously designed and built holiday development, used for holiday or 

recreational purposes, whether in private or public ownership, that: 

▪ consists of a single enterprise that provides overnight accommodation by means of 

short-term rental or time-sharing only. 

▪ may include the provision of a camping site, caravan park, chalets or mobile home park, 

▪ resort shop, private or public roads; and does not include a hotel or wellness centre…” 

As per condition 2.9 (a)(iii) of the rezoning and subdivision approval issued by the Wilderness 

Local Council dated 25 August 1994, Wilderness Erf 2003 is restricted to one dwelling house 

only.  This restrictive condition must either be amended or deleted in terms of Section 15 (2)(h) 

of the George Municipality: Land Use Planning By-Law, 2015. 

To allow for the proposed development, the following land development applications will be 

required to obtain the intended development rights: 

(i) Application for a consent use to allow for (4x) ‘tourist accommodation units’ on 

Wilderness Erf 2003 in terms of Section 15(2)(o) of George Municipality By-law on 

Municipal Land Use Planning (2015); and 

(ii) Application for the amendment / deletion of condition 2.9 (a)(iii) of the rezoning and 

subdivision approval dated 25 August 1994 to allow for (4x) additional dwelling units on 

Wilderness Erf 2003 in terms of Section 15(2)(h) of the George Municipality By-law on 

Municipal Land Use Planning (2015). 

The proposed main dwelling house will comply with the definition of ‘nature conservation area’ 

and therefore no land use application is required. 

Conditions shall be laid down by George Municipality with regards to development parameters, 

density, layout, landscaping and building design, and a layout plan shall be approved by and 

filed with the local authority, clearly indicating the position of all structures. 
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SECTION C :  CONTEXTUAL INFORMANTS 

6. LOCALITY 

(Refer to Plan 1: Locality Plan) 

Wilderness Erf 2003 is located in Remskoen Road, Wilderness and approximately 115m from the 

“Map of Africa Viewpoint”. The GPS coordinates for the centre of the property is 33°59'40.34"S 

& 22°33'43.10"E. 

 

FIGURE 11: LOCALITY 

7. CURRENT LAND USE AND ZONING 

7.1. Land Use 

Wilderness Erf 2003 is currently vacant and currently covered with natural forest.  The 

vegetation variant on-site includes a mix of Southern Afro temperate forest and 

Goukamamma Dune thicket vegetation. 
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FIGURE 12: LAND USE – WILDERNESS ERF 2003 

7.2. Zoning 

Wilderness Erf 2003 is currently zoned “Open Space Zone III (OSZIII)” in terms of the 

George Integrated Zoning Scheme by Law, 2017. 

8. SITE CHARACTERISTICS 

8.1. Topography 

(Refer to ANNEXURE I: Topo-Cadastral Survey Plan – ‘Africa Survey’ dated 16 January 

2021) 

The topography of the application area (northern section) is characterised by moderately 

sloping typography.  The height of the application area drops from approximately 155m 

above Mean Sea Level (MSL) to approximately 116m above MSL in a south-eastern 

direction as per the Topo-Cadastral survey done by ‘Africa Survey’. 

The southern portion of the property has very steep slopes and was not surveyed as this 

portion is not suitable for development. The average slope percentage for this portion of 

the land is within the 30%+ category which is NOT suitable for further development. 

9. CHARACTER OF THE AREA 

(Refer to Plan 4: Land Use Plan) 

The surrounding land uses are predominantly rural, with a mixture of tourist facilities, tourist 

accommodation, rural residential, agricultural, vacant sites. Remskoen road provides access to 

numerous uses in the area.  The most recognizable landmark in the area is the Map of Africa 

Viewpoint which is located northwest of the application area.  The area has retained its mainly 

rural character despite its diversified land uses. 
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Other noticeable tourist accommodation establishments in the surrounding area include: 

▪ Greg Dale Estate RE/ Erf 319 

▪ Swallow Farm Erf 316 

▪ Serenity Erf 314  

▪ Kaaimans River House Erf 1017 

▪ Bushmans Kloof Wilderness RE/Erf 320 

Reserve and Wellness Retreat 

▪ Serenity RE/Erf 314 

▪ Kaaimanskop Erf 381 

▪ The Loft RE/Erf 1744 

 

FIGURE 13: SURROUNDING LAND USES 

Given the proposals unique locational requirements and the variety of land uses in the 

immediate surrounding area, the development is ideal to be situated where it is. With plenty of 

well-established unique tourist accommodation facilities in the area, it can, therefore, be 

concluded that the proposed development will be consistent with the surrounding area.  
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SECTION D :  SPATIAL PLANNING POLICIES 

10. EXISTING POLICY FRAMEWORKS 

This section will discuss the applicable policy frameworks that influence any development 

proposal on the application area.  These include: 

10.1. Western Cape Provincial SDF (2014) 

The Western Cape Provincial SDF was approved in 2014 by the Western Cape Parliament 

and serves as a strategic spatial planning tool that “communicates the provinces spatial 

planning agenda”. 

The PSDF sets out a policy framework within which the Western Cape Government will 

carry out its spatial planning responsibilities. Each of the three spatial themes contributes 

to the achievement of the Western Capes strategic objectives.  These policies are 

categorised into three themes, namely: 

▪ Resources: Sustainable use of spatial assets and resources 

▪ Space Economy: Opening up opportunities in the Space Economy 

▪ Settlement: Developing Integrated and sustainable settlements. 

The Western Cape’s agenda for spatial transformation and improved efficiencies in the use 

of natural resources are closely linked. The PSDF states that the paradigm that economic 

growth implies the ongoing depletion of the Province’s natural capital needs to be broken. 

This is the rationale for the PSDF embracing a transition to a Green Economy.  The so-

called ‘decoupling’ of economic growth strived for, requires reductions/substitutions and/or 

replacements in the use of limited resources, while avoiding negative environmental 

impacts. The table below contains a summary of the key transitions promoted in the 

PSDF: 
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FIGURE 14: KEY TRANSITIONS FOR THE PSDF 

The recent shift in legislative and policy frameworks have clearly outlined the roles and 

responsibility of provincial and municipal spatial planning and should be integrated 

towards the overall spatial structuring plan for the province to create and preserve the 

resources of the province more effectively through sustainable urban environments for 

future generations. This shift in spatial planning meant that provincial inputs are in general 

limited to provincial scale planning. 

The proposed development complements the SDF’s spatial goals that aim to take the 

Western Cape on a path towards: 

(i) Greater productivity, competitiveness and opportunities within the spatial 

economy; 

(ii) More inclusive development and strengthening the economy in rural areas; and 

(iii) Strengthening resilience and sustainable development. 
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FIGURE 15: POLICIES APPLICABLE TO THE PROPOSED DEVELOPMENT 

However, it is important to note some of the key policies laid down by the PSDF have a 

bearing on the proposed development. 

POLICY R1: PROTECT BIODIVERSITY AND ECOSYSTEM SERVICES 

POLICY STATEMENT DEVELOPMENT’S RESPONSE 

1. Continue to use CBA mapping to inform 

spatial planning and land use management 

decisions in the Province. 

▪ The entire property is a Critical Biodiversity 

Area as identified according to a desktop 

study. 

▪ A Biodiversity Specialist (Fynbos Specialist), 

was appointed to conduct a Biodiversity 

Assessment on Wilderness Erf 2003 for the 

proposal. These investigations will also help 

determine the ideal location for the proposed 

units, the main dwelling and should be 

addressed in the EIA. 

▪ The objective of this is to “…Maintain in a 

natural or near-natural state, with minimal 

loss of natural habitat. Degraded areas should 

be rehabilitated. 
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POLICY R5: SAFEGUARD CULTURAL AND SCENIC ASSETS 

POLICY STATEMENT DEVELOPMENT’S RESPONSE 

5. Priority focus areas proposed for 

conservation or protection include: 

a. Rural landscapes of scenic and cultural 

significance situated on major urban edges and 

under increasing development pressure, e.g. 

Cape Winelands 

b. Undeveloped coastal landscapes under major 

development pressure 

c. Landscapes under pressure for large scale 

infrastructural developments such as wind 

farms, solar energy facilities, transmission lines 

and fracking, e.g. Central Karoo 

d. Vulnerable historic mountain passes and 

‘poorts’ 

▪ We are a “rural landscape of scenic and 

cultural significance” –  

▪ The proposal will comprise the preservation of 

indigenous vegetation and upkeep of the 

property ie. alien clearing. Also, the 

preservation of the natural forest and the 

design is to incorporate with the natural area. 

The proposed units will be on stilts to have 

minimal disturbance footprints. The same for 

the proposed walkways 

POLICY S1: PROTECT, MANAGE AND ENHANCE SENSE OF PLACE, CULTURAL 

AND SCENIC LANDSCAPES 

POLICY STATEMENT DEVELOPMENT’S RESPONSE 

5. Conservation strategies, detailed place-

specific guidelines and explicit development 

parameters must supplement urban edges to 

ensure the effective management of settlement 

and landscape quality and form. 

▪ The proposed development is in line with this 

policy statement.  

▪ The property is in line with its demarcation 

being utilised for conservation purposes 

outside the urban edge ensuring the effective 

management of settlement and landscape 

quality and form. 

Planning Implication:  

The application area is outside the demarcated urban edge, but the proposal is in line with 

the current land use rights considered conservation purposes and allows for a consent use 

for tourist accommodation as being applied for.  The WCSDF does not set out specific 

guidelines for implementation but a supporting document (Western Cape Rural 

Development Guidelines, 2019) that is a guide to follow when implanting specific types of 

developments described in the paragraph below.  According to this document the proposal 

falls within the category of conservation and rural accommodation. 

The proposal is in line with the provisions of this spatial document and is consistent with 

the strategic objectives and policies as set out by the Western Cape Spatial Development 

Framework. 
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10.2. Western Cape Rural Development Guidelines (2019) 

The Western Cape Land Use Planning: Rural Areas Guideline as approved by Provincial 

Minister on 3 March 2019 and forms part of the roll-out of the PSDF; the objectives of 

Rural Areas Guideline are to:  

▪ To promote sustainable development in appropriate rural locations 

throughout the Western Cape and ensure that the poor share in the growth 

of the rural economy. 

▪ Safeguard priority biodiversity areas and the functionality of the Province’s 

life-supporting ecological infrastructure and ecosystem services (i.e. 

environmental goods and services). 

▪ To maintain the integrity, authenticity, and accessibility of the Western Cape’s 

significant farming, ecological, cultural and scenic rural landscapes, and 

natural resources. 

▪ To assist Western Cape municipalities to plan and manage their rural areas 

more effectively and to inform the principles of their zoning schemes and 

spatial development frameworks in a pro-active manner. 

▪ Provide clarity to all role players and partners (public and private) on the type 

of development that is appropriate beyond the current built-up areas, 

suitable locations where it could take place, and the desirable form and 

scale of such development. 

▪ Be viewed as a gender mainstreaming tool that will move the Western Cape 

further along the trajectory towards the achievement of equality, particularly 

the youth and gender equality imperatives in rural land use planning. 

GUIDELINES FOR RESPECTIVE LAND USES 

Development in a rural area should not: 

▪ have a significant negative impact on biodiversity, ecological system services 

or the coastal environment; 

▪ lead to the loss or alienation of agricultural land or has a cumulative impact 

thereupon; 

▪ compromise existing or potential farming activities; 

▪ compromise the current and future possible use of mineral resources; 

▪ be inconsistent with the cultural and scenic landscape within which it is 

situated; 

▪ lead to inefficient service delivery or unjustifiable extensions to the 

municipality's reticulation networks; 

▪ impose real costs or risks to the municipality delivering on their mandate; and 

▪ infringe on the authenticity of the rural landscape. 
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The Western Cape Government approach to managing development pressures for the 

rural land uses is placed under the following categories: 

 

FIGURE 16: WCG RURAL LAND USE CATEGORIES 

The proposed land uses would be categorised as: 

• RURAL ACCOMMODATION 

• CONSERVATION 

These categories are summarised as follow: 

Rural Accommodation: Given the Western Cape’s unique rural communities and 

landscapes, tourism offers exciting prospects to diversify and strengthen the rural 

economy.  Accordingly, the WCG approach to Rural Accommodation is to facilitate the 

provision of a variety of short-term tourism accommodation across the rural landscape, 

that is in keeping with the local character. 

Towards integrated rural development and sustainable settlements in the Western Cape, 

new housing development beyond the current extent of urban development needs to be 

curtailed. The WCG approach to Rural Accommodation is to channel pressures for 

residential development to existing towns, villages and hamlets. On-the-farm 

accommodation for Agri workers should be provided in a sustainable manner that does not 

compromise the functionality and integrity of farming practices. 

The WCG approach is to prevent further development of extensive residential lifestyle 

properties (i.e. smallholdings) in the rural landscape. New smallholdings can be 

established on suitable land on the urban fringe. 

Accommodation in the rural areas cater for: 

▪ Tourist Accommodation, including resorts and nature reserves; and 

▪ Agri worker housing. 
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Other than the abovementioned opportunities and types of accommodation, no other 

residential development or accommodation units are allowed in the rural landscape. The 

following accommodation types should be avoided at all costs: 

▪ Multiple residences of owners of farms, nature reserves or resorts where the owner is 

an entity with more than one shareholder. 

▪ Alienable units. 

▪ Urban sprawl into the rural landscape, including linear coastal development. 

▪ New settlements. 

This policy envisages a wide range of accommodation/residential opportunities in the rural 

area which is summarised in the table below: 

LOCATION TYPE OF ACCOMMODATION 

Farms One homestead (owner’s dwelling) 

Five additional dwellings 

Agri worker housing 

Guesthouse 

Camping sites 

Resorts Temporary Tourist accommodation 

Employees’ accommodation 

Nature reserves One homestead (Owner’s dwelling) 

Accommodation for tourists 

Employees’ accommodation 

Smallholdings 

(on the urban fringe) 

One homestead (Owner’s dwelling) 

Second dwelling 

Guesthouse 

Agri-village Accommodation for bona fide Agri workers 

 

Conservation: Biodiversity, heritage and scenic resources all form part of the rural 

conservation agenda, both at the landscape and farm level. The WCG approach to 

Conservation is to formally protect priority conservation areas, establish ecological linkages 

across the rural landscape, and mainstream a conservation ethic into all rural activities. 

The objectives for this category as per the guidelines are: 

o Protect and conserve important terrestrial, aquatic (rivers, wetlands and estuaries) 

and marine habitats, as identified through a Systematic Biodiversity Planning or 

similar conservation planning process. 

o Facilitate the formal protection of priority conservation areas (public and private), as 

well as implementing conservation management actions for CBAs and ESAs that are 

not formally proclaimed nature reserves. 

o Towards mitigating against the impacts of climate change, to establish ecological 

corridors across the rural landscape. 

o Protect the scenic qualities of the Western Cape’s cultural and natural landscapes. 
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o Protect the Western Cape’s rural ‘sense of place’ and structures of heritage and 

archaeological significance, and ensure that new development respects cultural 

landscapes and sites. 

Planning Implication: 

The Rural Development Guidelines are guidelines to maintain the unique character of rural 

areas and to guide spatial planning and land use management in rural areas. define “rural” 

areas as “all areas outside of the physical outer edge of existing built-up areas and 

settlements, no matter how small”, which would classify the property as being rural in 

nature.  The intended land use on the application area is in line with the objectives (as 

outlined above). The guidelines encourage ‘tourist accommodation’, including resorts and 

nature reserves and preservation and conservation of the remainder of the property. It 

must be noted that these are merely guidelines for implementation. 

10.3. Eden Spatial Development Framework (2017) 

The Eden District Spatial Development Framework was approved in 2017 and aims to 

establish a strong strategic direction and vision, towards increasing levels of detail in the 

spatial recommendations that are directive rather than prescriptive and guiding local 

municipalities in the District regarding future spatial planning, strategic decision-making 

and regional integration.  

This vision and strategic direction identify the four key drivers of spatial change within the 

District. These drivers are defined in terms of spatial legacies, current challenges, future 

risks and prospects. The four drivers of change around which this SDF are framed are” 

Strategy 1: The economy is the environment; a strategy founded on the principle 

that a sustainable economy in Eden District is an economy that is 

positioned for growth. 

Strategy 2:  Regional accessibility for inclusive growth; a strategy that is based on the 

notion that improved regional accessibility is essential to achieving 

inclusive growth 

Strategy 3:  Coordinated growth management for financial sustainability; a strategy 

informed by the realities of global fiscal austerity and the need for 

responsible growth management that does more with less to secure 

future social and economic resilience. 

Strategy 4:  Planning, budgeting and managing as one government, this strategy 

highlights that real intergovernmental cooperation is essential to 

achieving the spatial transformation goals of SPLUMA and the three 

spatial strategies above. 
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These strategies lie at the heart of this SDF and the problem statement, spatial concept, 

spatial proposals and implementation are organised around these directives. 

The following Spatial Policy Statements & Guidelines apply to the proposed land 

development planning application: 

STRATEGY: GROWTH MANAGEMENT 

Policy 3.2. Contain settlement sprawl 

Guideline 3.2.6. Manage development in rural 
and agricultural landscapes 

COMPLIANCE WITH THE LAND 

DEVELOPMENT APPLICATION 

New investment in rural areas should not: 

▪ Have a significant impact on biodiversity; 

▪ Alienate unique or high-value agricultural 

land; 

▪ Compromise existing farming activities; 

▪ Compromise the current and future use of 

mineral resources; 

▪ Be inconsistent with cultural and scenic 

landscapes within which it is situated; 

▪ Involve extensions to the municipality’s 

reticulation networks; 

▪ Impose real costs or risks to the municipality 

delivering on their mandate; and 

▪ Infringe on the authenticity of the rural 

landscape and heritage assets. 

 

▪ With no significant impact on biodiversity, 

the proposed accommodation units will be on 

stilts to have minimal disturbance. The 

remainder of the property will be preserved, 

remain untouched forest and continue to be 

utilised for conservation purposes. Wooden 

decking walkways 1.5m above the forest 

floor meandering through the trees to the 

cottages. No physical boundaries will be 

erected restricting the movement of natural 

fauna. 

▪ The scenic landscape will be protected and 

fully utilised maximising the potential of 

scenic views. 

According to the Eden SDF, Wilderness is categorised as a “Specialised Coastal 

Centre”1 and the function or role of Wilderness within the Eden District is a ‘Tourism and 

residential node in the forest’. 

Planning Implication: 

The Spatial document emphasises sustainable development and protecting the 

environment which is the economy of the unique Eden area. The proposal as outlined is in 

line with the Eden SDF’s function, role and vision for the town. The proposal will promote 

the tourism sector and the local economy whilst also providing a sought-after form of 

accommodation and unique conservation services and strategies. 

The proposal has no direct link with all the strategies and the guidelines of the Eden SDF 

but is consistent with the overall vision of this spatial document. The proposal is however 

directly in line with Guideline 3.2.6. that focuses on managing the development in rural 

and agricultural landscapes. The proposal is in line with the provisions. 

  

 

1“Urban centres with a special function (often tourism related), as well as a role in terms of servicing the surrounding 

areas and containing a mix of economic activities and services. 
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10.4. George Spatial Development Framework (2019) 

The George SDF was adopted by George Municipality in 2019.  This MSDF is a review of 

the SDF for the George Municipality adopted in 2013, drafted under the Built Environment 

Support Programme and re-adopted on 31 May 2017 concurrently with the new 

generation IDP (2017 – 2022). 

The George SDF is informed by the strategic direction taken by a Municipality’s Integrated 

Development Plan. The George SDF articulates a clear spatial vision for a municipality’s 

urban and rural areas and specifies objectives and strategies to be implemented to realise 

this vision. 

 

FIGURE 17: WILDERNESS AND KLEINKRANTZ URBAN EDGE 

The application area is located outside the urban edge of the George Municipal Area. The 

following policy guideline(s) applies to the application area. 

POLICY D6: MINIMISE THE IMPACT OF DEVELOPMENTS ON VISUAL 

LANDSCAPES AND CORRIDORS 

The George Municipality’s Landscape Characterisation Visual Resource Management 

Analysis (2009) determines visually sensitive areas in the George landscape and must be 

applied to manage visual impacts of development. 

POLICY GUIDELINE 

b) The southern slopes of the hills north of the Wilderness Lakes areas, as viewed from the current 

N2, should be safeguarded against development to maintain the green backdrop and ‘wilderness’ 

trademark. Only dwelling houses with restricted outbuildings should be allowed in sensitively placed 

areas on individual properties. Guesthouses that are run from existing dwellings can also be 

considered. 
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The SDF further outlines that at the municipal scale, the key challenge is to manage the 

development and growth of the urban settlements to ensure ongoing sustainability and 

affordability whilst providing for the needs of the communities.  Maintaining a balance 

between the need to deliver services and develop and grow the economy, within both the 

urban and the rural context, is critical. 

The current settlement pattern in the municipal area is dominated by the George city area 

as the primary regional service centre. 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 MSDF’s implementation is supported by a series of Local Spatial Development 

Frameworks currently in place. The Wilderness, Lakes and Hoekwil LSDF, 2015 structure 

plan applies to the application area and compliance therefore described in the paragraph 

below. 

Planning Implication: 

The Spatial Development Framework for the George Municipal area set our broad 

guidelines and policies to manage urbanisation and any future developments. To 

summarise the findings the Spatial Development Framework, highlight the importance to 

balance the attention between the urban and rural areas, to protect the rural areas from 

unwanted development and urbanisation into the rural areas that would impact the 

character of the area. The detailed structure plans specify proposals and demarcations for 

each area, and the applicable local SDF for the application area is the Wilderness Lakes 

Hoekwil Local Spatial Development Framework, 2015 as described below. 

10.5. Wilderness Lakes Hoekwil Local Spatial Development Framework, 2015 

Wilderness and The Lakes area, including Hoekwil and the agricultural areas to the north, 

have a specific and unique character that defines the area, attracts vast numbers of 

tourists to our area and contains very sensitive and valuable landscapes. To assist 

decision-makers and developers to manage the future development of this area, the 

George Town Council approved guidelines to ensure the sustainable use and protection of 

the positive landscape characteristics of this area. 



WILDERNESS ERF 2003: SPECIALIST PLANNING REPORT 

AUGUST 2022  PAGE 28 OF 40 

 

 

FIGURE 18: EXTRACT WILDERNESS LAKES SDF 

According to the Wilderness Lakes Hoekwil Local Spatial Development Framework, 2015 

the subject property is earmarked for “Small Holdings”: 

▪ Smallholdings: The main goal of the local spatial development framework as far as 

existing smallholding precincts are concerned is to ensure that the character and 

ambience of these areas are protected and to ensure that the overall landscape 

character of the study area is retained and improved through appropriate measures. 

▪ Secondly, the approach is to prevent further development of smallholdings or 

extensive residential lifestyle properties in the rural landscape. 

▪ No further extensions to the demarcated smallholding areas should be considered. 

▪ This SDF states that the following uses are considered desirable for smallholdings 

subject to the overarching principles contained in section 4.2: riding school, plant 

nursery, commercial kennel, intensive animal farming, and intensive horticulture, 

subject to these activities not causing excessive water usage, undue noise, light 

pollution, effluent generation or odours. In addition to the primary rights, the 

smallholding area should also cater for certain tourist facilities such as 

second dwelling units, guest houses, bed and breakfast establishments, 

tourist facilities, also subject to these activities not causing excessive water usage, 

undue noise, light pollution, effluent generation or odours. 

Planning Implication: 

The Wilderness Lakes SDF has a strong emphasis that is to ensure that the character and 

ambience of these areas are protected and to prevent further development of 

smallholdings. However, the SDF states that in addition to the primary rights smallholdings 

in the area should cater for certain tourist facilities that are not harmful to the 

environment or the character of the area.  The proposal will have minimal impact on the 

THE SITE 
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environment, service requirements and will aim to preserve the character of the area. The 

guidelines for implementation allowing for the proposed development will have to be 

strictly adhered to, to ensure compliance therewith whilst being in line with the character 

of the surrounding area. 

10.6. George Integrated Development Plan (2017-2022) 

George Municipality’s IDP covers the five-year period 2017 - 2022 and it represents the 

fourth generation of cyclical strategic planning in the local sphere of government. 

The IDP is a municipal planning instrument that drives the process to address the socio-

economic challenges as well as the service delivery and infrastructure backlogs 

experienced by communities in the municipality’s area of jurisdiction.  

The George IDP identified five strategic objectives for the Municipal Area. These agreed-

upon strategic objectives are: 

SO1 Develop & Grow George; 

SO2 Safe, Clean and Green; 

SO3 Affordable quality services; 

SO4 Participative Partnerships; and 

SO5 Good Governance and Human Capital. 

The application area is located within Ward 4 of the George Municipality consisting of the 

following areas: Hoekwil, Kleinkrantz, Kleinkrantz Farms, Pine Dew, Touwsranten, 

Wilderness, Wilderness Heights, The Dunes, Drie Valleyen. 

None of the identified ward-based needs and challenges has a direct bearing or any 

reference to the proposed development on the subject property 

Planning Implication: 

The IDP is a municipal planning tool to integrate municipal planning and allocate municipal 

funding to achieve strategic objectives that will contribute to the overall municipal vision. 

The proposal will provide new and additional economic growth prospects. 

This project will start with investment into local construction companies and their 

workforce. All local suppliers involved. Permanent employment of staff to manage the day-

to-day operations of the guest cottages. The proposal will also secure long-term 

investment of tourists to the area as well as temporary and permanent employment 

opportunities for the ward. The socio-economic impacts of the proposed development will 

also contribute to the municipal revenue base. The proposal can be considered to be in 

line with the IDP enabling an economic environment through local economic development 

initiatives. 
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SECTION E :  STATUTORY REQUIREMENTS 

11. THE NATIONAL ENVIRONMENTAL MANAGEMENT ACT, 1998 (107 OF 1998) 

The National Environmental Management Act (NEMA) requires that all aspects of potential 

impacts of a proposed development are assessed within an Environmental Impact Assessment 

(EIA), with many specialists involved to investigate these potential impacts. From a Town 

Planning perspective, one of the most important considerations when providing input into the 

wider EIA process is the Need and Desirability’ of a potential project. 

The Guideline on Need and Desirability published by the Department of Environmental Affairs 

and Development Planning (DEADP) goes to great lengths to explain that the ‘Need’ for a project 

relates to its ‘timing’, where the ‘Desirability’ related to the ‘placing’ of the proposed 

development; i.e. is this the right time and is it the right place for locating the type of land-

use/activity being proposed. 

11.1. Need 

Need, as defined by DEADP refers to the timing of the proposal, as such the question ‘do 

we need this development now?’.  In answering this question, the planning and land use 

policy of the area must be examined.  Therefore, the consistency with the existing 

approved Spatial Development Framework (SDF), the current Integrated Development 

Plan (IDP) and other municipal planning policies are important in the consideration of 

need. 

Further considerations of need include the need of the community/area of the activity & 

land use – is the development “a societal priority”.  The need for a project also relates to 

the services capacity and consistency with infrastructure planning. 

According to the current George SDF, the application area is outside the demarcated 

urban edge and highlights the importance to balance the attention between the urban and 

rural areas, to protect the rural areas from unwanted development and urbanisation into 

the rural areas that would impact the character of the area. The Western Cape SDF 

requires compliance with the guidelines namely Rural Development Guidelines that 

categories areas and appropriate land uses within these areas and guidelines for 

implementation. The intended land use on the application area is in line with the 

objectives for the categories allowed or recommended within ‘natures reserves’ being, one 

homestead (Owner’s dwelling) and accommodation for tourists. These guidelines 

encourage ‘tourist accommodation’, including resorts and nature reserves and preservation 

and conservation of the remainder of the property. The Eden SDF emphasises sustainable 

development and protecting the environment which is the economy of the unique Eden 

area. The GSDF highlights the importance to balance the attention between the urban and 

rural areas, to protect the rural areas from unwanted development and urbanisation into 

the rural areas that would impact the character of the area.  The local structure plan 
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earmarks the application area as a ‘smallholding’ and has a strong emphasis to ensure 

that the character and ambience of these areas are protected and to prevent further 

development of smallholdings and in addition to the primary rights smallholdings in the 

area should cater for certain tourist facilities that are not harmful to the environment or 

the character of the area. 

To summarise the requirements, needs and vision identified by the spatial development 

for the application area of each, the need for tourist opportunities is highlighted in all 

documents and a strong emphasis on sustainable suitable development within the areas 

such as the application area, and it is of utmost importance that the environment is 

protected and preserved as much as possible. To balance the attention between the urban 

and rural areas, to protect the rural areas from unwanted development. There is therefore 

a need for the proposal and implementation must be in accordance with the guidelines to 

protect the environment  

There is a huge need for employment opportunities in the George Municipality and 

Tourism opportunities in South Africa as a whole. According to the Tourism, 2020 report 

released by Statistics South Africa, foreign arrivals dropped by 71% from just over 

15,8million in 2019 to less than 5 million in 2020. It is evident that the COVID-19 

pandemic impacted the tourism industry quite hard around the world and in South Africa, 

mainly due to the lockdown. 

The proposed accommodation units and associated uses will contribute to the growth of 

the tourism industry and result in various new, permanent, skilled, and unskilled 

employment opportunities as well as temporary employment opportunities outlined below. 

Permanent employment of staff to manage the day-to-day work at the cottages will be 

created. Temporary construction jobs will be created during the construction phase at all 

levels of skills. 

A focusing feature of the project will be the provision of training opportunities for students 

and individuals researching within the application areas environments being natural 

forests. Additional tourists and visitors in the area will also support the existing tourism 

facilities and activities such as farm stalls, wine farms, eco-tourism initiates, etc. 

Downstream economic opportunities as a result of this proposed new development 

include: 

▪ Built Environment professionals; 

▪ Continuous alien clearing on the protected areas; 

▪ Maintenance of infrastructure; 

▪ Management Services; and 

▪ Tour guide services, etc. 
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The long-term investment of tourists to the area. From car hire, fuel stations, restaurants, 

food stores, souvenirs and adventure excursions. There is a need to create these 

additional, new jobs in George / Wilderness for the tourism industry. 

11.2. Desirability 

The desirability of a proposed development also relies heavily on consistency with policy 

documentation but has a distinctly spatial focus.  The guideline on Need and Desirability 

specifically poses the question “Would the approval of this application compromise the 

integrity of the existing approved and credible municipal IDP and SDF as agreed to by the 

relevant authorities?”  

NEMA also links the desirability of development to the concept of the "best practicable 

environmental option”; this refers to the option that provides the most benefit and causes 

the least damage to the environment, at a cost acceptable to society, in the long term as 

well as in the short term. The consideration of alternatives is therefore closely related to 

this concept. 

The proposal is in line with the applicable policy documentation (Western Cape Provincial 

SDF, Western Cape Rural Development Guidelines, Eden SDF, George SDF, Wilderness 

Lakes Hoekwil SDF and the George IDP) meaning that it is in line with the spatial proposal 

and vision for the area whilst complying to the development guidelines for the current 

proposal. Therefore, the approval of this application would not compromise the integrity of 

the applicable policy documents agreed to by the relevant authorities. 

A focusing feature of the project will be the provision of training opportunities for students 

and individuals researching within the application areas environments being natural 

forests. Additional tourists and visitors in the area will also support the existing tourism 

facilities and activities such as farm stalls, wine farms, eco-tourism initiates, etc. 

Another defining factor when considering the desirability specifically for the proposal is in 

the public interest. The criteria as set out in the Relevant Considerations: Provincial 

Support Document covers the aspects to consider when determining whether a proposal is 

in the public interest or not. 

CRITERIA COMPLIANCE 

The degree to which 

development principles & norms 

and standards will be promoted 

or prejudiced 

▪ The development of tourism-related uses within the rural 

landscape such as the proposal has not been promoted 

properly. A very strong approach is being taken regarding this 

and up to now on a local level it is being treated on a case-to-

case basis, but clearly, it has been outlined that more similar 

developments are encouraged with sustainable and appropriate 

densification. 

▪ The proposal meets the criteria set out on the provincial and 

national level for densification and adheres to these principles, 

hence promoting these principles norms and standards. 
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CRITERIA COMPLIANCE 

Degree of risk / potential risk ▪ The applicant does not foresee any potential risk by allowing the 

proposal from a planning perspective. This unique portion of 

land with its unique locational factors can be fully utilised by 

allowing for the proposal.  

▪ The potential risk to the general public could be the impact on 

the surrounding area and impact on their current land use 

rights, privacy and degree of disturbance. However, the 

surrounding properties and the current land uses as indicated 

on Plan 4: Land Use Pla indicates that the proposal will, in 

fact, compliment the surrounding area. 

Impact on existing and 

surrounding land uses 

• The surrounding properties include similar land uses and various 

other tourist attractions. The proposal will not impact the 

surrounding land uses, in fact, it will complement the area and 

surrounding land uses. 

Long term benefits (rather than 

short terms gains) 

The vision as mentioned from national to provincial spatial policies is 

eventually to promote additional tourism developments, in a manner 

that is sustainable and that would not impact the charter of the 

area. Providing sought after facilities and amenities. That will be 

beneficial for the economy of George municipal area and the Eden 

District as a whole. The proposal will complement the surrounding 

land uses. 

It can, therefore, be concluded that the proposal is regarded as desirable. 

11.3. Planning Evaluation 

The above boxes for need and desirability can be ticked. The proposal will have an 

insignificant impact as it is in line with all planning legislation and consistent with the 

applicable spatial planning policies.  

It is clear that the proposal is in line with the applicable spatial planning policies, will not 

prevent any surrounding landowner to lawfully exercise his/her existing land use rights or 

detract from the character of the area and can, therefore, be considered to be desirable 

and suitable for the area that it is to be situated in. 
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12. SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (ACT 16 OF 2013) 

Section 42 of SPLUMA prescribe certain aspects that have to be taken into consideration when 

deciding on a land development application. These are: 

(1). Development principles set out in Chapter 2 of SPLUMA 

(2). Protect and promote the sustainable use of agricultural land 

(3). National and provincial government policies the municipal spatial development 

framework; and take into account: — 

(i) the public interest; 

(ii) the constitutional transformation imperatives and the related duties of the 

State; 

(iii) the facts and circumstances relevant to the application; 

(iv) the respective rights and obligations of all those affected; 

(v) the state and impact of engineering services, social infrastructure and 

open space requirements; and 

(vi) any factors that may be prescribed, including timeframes for making 

decisions. 

13. WESTERN CAPE LAND USE PLANNING ACT, 2014 (ACT 3 OF 2014) 

The purpose of this Provincial legislation is to consolidate legislation in the Province pertaining to 

provincial planning, regional planning and development, urban and rural development, 

regulation, support and monitoring of municipal planning and regulation of public places and 

municipal roads arising from subdivisions; to make provision for provincial spatial development 

frameworks; to provide for minimum standards for, and the efficient coordination of, spatial 

development frameworks; to provide for minimum norms and standards for effective municipal 

development management; to regulate provincial development management; to regulate the 

effect of land development on agriculture; to provide for land use planning principles; to repeal 

certain old-order laws, and to provide for matters incidental thereto. 

Section 59 of this Act prescribe the Land Use Planning Principles that apply to all land 

development in the province.  These are summarised in the tables below. The tables below aim 

to summarise how the proposed development on Wilderness Erf 2003 complies with these 

planning principles. 
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13.1. Spatial Justice 

CRITERIA COMPLIANCE PLANNING IMPLICATION 

Past spatial and other 

development imbalances must 

be redressed through improved 

access to and use of land. 

N/A 

This policy does not apply to the application 

area. 

Spatial development 

frameworks and policies at all 

spheres of government must 

address the inclusion of persons 

and areas that were previously 

excluded, with an emphasis on 

informal settlements, former 

homeland areas and areas 

characterised by widespread 

poverty and deprivation. 

N/A 

This policy does not apply to the application 

area. 

Not a Spatial Development Framework or 

Policy. 

Spatial planning mechanisms, 

including land-use schemes, 

must incorporate provisions that 

enable redress in access to land 

by disadvantaged communities 

and persons. 

N/A 

This policy does not apply to the application 

area. 

Land use management systems 

should include all areas of a 

municipality and specifically 

include provisions that are 

flexible and appropriate for the 

management of disadvantaged 

areas and informal settlements. 

N/A 

This policy does not apply to the application 

area. 

Land development procedures 

must include provisions that 

accommodate access to, and 

facilitation of, the security of 

tenure and the incremental 

upgrading of informal areas. 

N/A 

The municipality should process this application 

within the prescribed guidelines of the Land 

Use Planning By-Law for George Municipality, 

2015. 

A competent authority 

contemplated in this Act or 

other relevant authority 

considering an application 

before it, may not be impeded 

or restricted in the exercise of 

its discretion solely on the 

ground that the value of land or 

property will be affected by the 

outcome of the application. 

 

Applicable to 
George 

Municipality 

The municipality should process this application 

within the prescribed guidelines of the Land 

Use Planning By-Law for George Municipality, 

2015. 
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CRITERIA COMPLIANCE PLANNING IMPLICATION 

The right of owners to develop 

land in accordance with current 

use rights should be recognised. 

COMPLY 

▪ The landowners are exercising their 

current primary land use rights as per the 

George Integrated Zoning Scheme By-

Law, 2017, by constructing their main 

dwelling house (primary right) and 

applying to allow for tourist 

accommodation units (listed consent 

use). 

13.2. Spatial Sustainability 

CRITERIA COMPLIANCE PLANNING IMPLICATION 

Promote spatially compact 

land development, resource-

frugal and within the fiscal, 

institutional and administrative 

means of the relevant 

competent authority in terms 

of this Act or other relevant 

authority. 

COMPLY 

▪ The proposal will allow for a septic tank 

as no municipal sewer connection is 

available in the area.  

▪ There is existing water and electricity 

available that will be utilised and be 

adequate.  

▪ Electricity provision will also be 

augmented with solar power as well as 

rainwater harvesting complying with 

these criteria. 

Ensure that special 

consideration is given to the 

protection of prime, unique 

and high potential agricultural 

land. 

N/A 

Not Agricultural land. 

Uphold consistency of land use 

measures in accordance with 

environmental management 

instruments. 

COMPLY 

▪ Currently busy with an environmental 

authorisation process. 

Promote and stimulate the 

effective and equitable 

functioning of land markets. 

COMPLY 

▪ The proposal will impact the functioning 

of the market in the area, by attracting 

investment to the area and will be 

beneficial to the area.  

▪ The functioning of the land markets in 

the area will not be impacted in such a 

way that any of the surrounding 

properties landowners will be unfairly 

impacted and negatively impact the 

‘functioning of land markets. 

Consider all current and future 

costs to all parties for the 

provision of infrastructure and 

social services in land 

developments. 

COMPLY 

▪ Any service upgrades at the cost of the 

applicant.  

▪ Civil and electrical services report is to be 

provided with the land use application. 
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CRITERIA COMPLIANCE PLANNING IMPLICATION 

Promote land development in 

locations that are sustainable 

and limit urban sprawl. 

COMPLY 

▪ The proposal is in line with ‘suitable 

development’ outside the urban edge as 

well as the demarcation as per the 

various spatial planning documents.  

▪ The application area is earmarked as a 

“small holding area” in the spatial plans, 

and no subdivision of further expansion 

of the mall holding area is proposed. 

Result in communities that are 

viable. 

COMPLY 

▪ The proposal will provide opportunities 

and amenities that were not available in 

the area before creating a more viable 

community, allowing members of the 

community with new economic and 

employment opportunities. 

▪ The proposal will enhance the character 

of the area and supplement the 

surrounding land uses. 

▪ The proposal will result in new, 

permanent employment opportunities. 

Strive to ensure that the basic 

needs of all citizens are met in 

an affordable way. 
N/A 

This principle does not apply to the applicant 

or this development. 

The sustained protection of 

the environment should be 

ensured. 
COMPLY 

▪ Currently busy with an environmental 

authorisation process. 

13.3. Spatial Efficiency 

CRITERIA COMPLIANCE PLANNING IMPLICATION 

Land development should 

optimise the use of existing 

resources, infrastructure, 

agriculture, land, minerals and 

facilities. COMPLY 

▪ Any service upgrades at the cost of the 

applicant. Civil and electrical services 

report is to be provided with the land use 

application. 

▪ Various measures will be implemented to 

augment services provision. Namely solar 

power and purifying recycled water and 

rainwater harvesting. 

Integrated cities and towns 

should be developed. 

COMPLY 

▪ The development itself has adequate 

access, services and functionality. The 

proposal will contribute to a more 

integrated town as a whole and have a 

positive impact on the local economy. 

Policy, administrative practice 

and legislation should 

promote speedy land 

N/A 

The municipality should process this application 

within the prescribed time frames of the Land 

Use Planning By-Law for George Municipality, 
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CRITERIA COMPLIANCE PLANNING IMPLICATION 

development. 2015. 

 

13.4. Spatial Resilience 

CRITERIA COMPLIANCE PLANNING IMPLICATION 

Flexibility in spatial plans, 

policies and land use 

management systems are 

accommodated to ensure 

sustainable livelihoods in 

communities most likely to 

suffer the impacts of 

economic and environmental 

shocks. 

COMPLY 

▪ The proposal is consistent with the 

various applicable spatial plans, policies 

and land use management systems. It 

will have no negative impact on the 

livelihood of the community. 

▪ The Environmental authorisation process 

is currently ongoing. 

13.5. Good Administration 

CRITERIA COMPLIANCE PLANNING IMPLICATION 

All spheres of government 

should ensure an integrated 

approach to land-use planning. 

Applicable to 

George 
Municipality 

This principle has no direct bearing on the 

application; however, George Municipality is 

obligated to consider the application fairly and 

within the timeframes provided in terms of the 

municipal planning bylaw. 

What is however important is that all decision 

making is aligned with sound policies based on 

nation, provincial and local development 

policies. 

All government departments 

must provide their sector inputs 

and comply with any other 

statutory requirements during 

the preparation or amendment 

of spatial development 

frameworks. 

The requirements of any law 

relating to land development 

and land use must be met 

timeously. 

The preparation and 

amendment of spatial plans, 

policy, zoning schemes and 

procedures for land 

development and land use 

applications, should include 

transparent processes of public 

participation that afford all 

parties the opportunity to 

provide inputs on matters 

affecting them. 

The legislation, procedures and 
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CRITERIA COMPLIANCE PLANNING IMPLICATION 

administrative practice relating 

to land development should be 

clear, promote predictability, 

trust and acceptance in order to 

inform and empower members 

of the public. 

A spatial development 

framework, zoning scheme or 

policy should be developed in 

phases and each phase in the 

development thereof should 

include consultation with the 

public and relevant organs of 

state and should be endorsed 

by the relevant competent 

authority. 

Decision-making procedures 

should be designed to minimise 

negative financial, social, 

economic or environmental 

impacts. 

Development application 

procedures should be efficient 

and streamlined and timeframes 

should be adhered to by all 

parties. 

Decision-making in all spheres 

of government should be guided 

by and give effect to statutory 

land use planning systems. 

14. CONCLUSION 

The purpose of this specialist report was to identify the administrative process, legal 

requirements and policies that are directly applicable to the proposed development and to 

ensure compliance with the principles contained therein as for as reasonably possible. 

In summary, the proposed development as envisaged: 

1. Wilderness Erf 2003 requires land-use approval for consent use to allow for the 

proposed (4x) additional dwelling units. 

2. The total development area (dwelling house + 4x tourist accommodation units) will 

be 1250m² in total, compared to 1464m² disturbance area of Alternative 1. It is 

clear that the preferred alternative has a smaller disturbance area. The local 

municipality is not entirely in favour of the septic tank system as the steepness of 

the driveway might be an obstacle for the honeysucker and therefore would prefer 
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the package plant sewer reticulation system used by the preferred alternative. 

Therefore, the preferred alternative is more desirable. this option is preferred. 

3. An application must also be made for the amendment / deletion of condition 2.9 

(a)(iii) of the rezoning and subdivision approval dated 25 August 1994 to allow for 

more than 1x dwelling unit on Wilderness Erf 2003. 

4. The Title deeds for Wilderness Erf 2003 do not contain any restrictive conditions 

that prevent the proposal. 

5. The following specialist inputs will be required for the proposed development 

proposal: 

• Civil Services Report - Civil Engineer; 

• Geotechnical investigation - Geotechnical Engineer; 

• Electrical Services Report - Electrical Engineer; 

• Architectural Proposal - Architect; 

• Visual Impact Assessment – Architect; and 

• Prepare Environmental Impact Assessment for Environmental Authorisation- 

Environmental Consultant. 

6. Adequate access to the application area is obtained from the existing servitude road 

that runs along the northern boundary of the property. 

7. From the parking areas and the main dwelling house, there will be wooden decking 

walkways 1.5m above the forest floor meandering through the trees to the cottages 

having minimal disturbance. 

8. The 4x cottages are to be constructed on stilts about 4-5m above ground levels to 

be very light on the environment. 

9. The proposal will have no impact on the character of the area. 

10. Is consistent with the various applicable spatial planning policies and land use 

management legislation. 

11. There is a great need for a proposal; it is highly desirable and suitable for the area. 

It is the considered opinion that the proposed development will achieve a sensitive balance 

between the natural environment, the built environment, and the social-economic environment, 

that is imperative to ensure sustainable development. 

Marike Vreken Urban and Environmental Planners 

August 2022 



 

 

 


