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SECTION A : BACKGROUND 

1. PURPOSE OF THE REPORT 

Marike Vreken Urban and Environmental Planners have been appointed by Cape Farm Store 
(Pty) Ltd to compile a specialist planning report for Environmental Authorisation on Portion 6 of 
The Farm No 191. 

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. 

The development proposal is the establishment of temporary tented camps on temporary timber 
structures.  The Eco-Camp will consist of two components namely, dome tents and luxury tents.  
The subject property is zoned Agriculture zone I (AZI) in terms of the George Integrated Zoning 
Scheme By-Law.  The primary land use for Agriculture Zone I properties are “agriculture” that 
allows a camping site limited to a maximum of 10 tents or caravan stands subject to the 
development parameters applicable to “tourist accommodation”, provided further that a consent 
use must be applied for where - 

(aa) the property is smaller than 1 hectare; 
(bb) the permanent structures are erected within 1km of the high water mark of the 

sea or a tidal river; 
(cc) more than 10 tent or caravan stands are developed; 

The proposed development complies with the definition of “agriculture” as prescribed in the 
George Integrated Zoning Scheme By-Law, therefore no land use application needs to be 
submitted to George Municipality. The proposed development triggers various “listed activities” 
in terms of the 2017 NEMA listing notices, published under GN 324, 325 and 327-985, on 1 April 
2017 and requires Environmental Authorisation. 

2. BACKGROUND TO THE APPLICATION AREA 

An application for Rezoning to ‘Special Zone’ and Subdivision there-off into three (3) portions 
was refused on the subject property on 30 October 2006 for the following reasons: It was not in 
line with the repealed ‘Knysna-Wilderness-Plettenberg Bay Regional Structure Plan’, Impact on 
the natural and built character of the surrounding rural and/or natural environment and it was 
deemed that approval would have resulted in environmentally and economically unsustainable 
land use practices. 

An application for Consent use to allow the existing farm store tourist facility, restaurant, coffee 
shop, gift shop and an additional dwelling unit was approved 17 May 2005 and another consent 
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use to allow additions to these existing tourist facilities was approved on 27 January 2009. 
These approvals are attached as ANNEXURE A. 

An application for Temporary land use Departure to allow for eleven (11) Dome tents and Five 
(5) luxury tents was submitted to George Municipality during July 2009.  The proposed use was 
not accommodated in the Section 8 Zoning scheme 1988 (the applicable zoning scheme at the 
time), therefore the application for a Temporary land use Departure. The proposed development 
was supported by SANParks at the time, but SANParks required that the property be rezoned to 
“Resort Zone I”. A copy of the letter from SANParks is attached as ANNEXURE B. 
Correspondence from the Department of Environmental Affairs and Development Planning 
(DEADP) required that an application be lodged for Environmental Authorisation. See attached 
ANNEXURE C. 

At the time, the development proposal also triggered “listed activities” in terms of National 
Environmental Management Act (NEMA) (Act 107 of 1998) GN No. R386 of 21 April 2006 being: 

Activity 1(d) Resorts, lodges, hotels or other tourism and hospitality facilities in a protected area contemplated in 
the National Environmental Management: Protected Areas Act, 2003 (Act No57 of 2003). 

Since the development proposal was amended to only ten (10) tents, the proposal can be 
accommodated as a primary right within the current zoning of the property, and no land 
development approval is required from George Municipality.  

The NEMA regulations have changed again during 2017, and currently, the proposed 
development still requires “Environmental Authorisation” in terms of the National Environmental 
Management Act (NEMA) (Act 107 of 1998).   

This report serves as the “planning input” into the NEMA Environmental Authorisation process. 

3. PROPERTY DESCRIPTION, SIZE AND OWNERSHIP 

A copy of the Title Deed which includes all the information outlined below is contained in 
ANNEXURE D. The Surveyor General Diagram (SG 6158/48) for the application area is 
contained in ANNEXURE E. 

Title Deed Number: T90173/2004 

Title Deed Description: The remainder of Portion 6 of the Farm 191 in the Division 
of George Western Cape Province. 

Property Owner: CAPE FARM STORE (PROPRIETARY) LIMITED. 

Title Deed Restrictions: The Title Deed contains no restrictive title deed conditions 
that prevent the proposed development. 
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Bonds: There is no bond registered over the property. 

Property Size: 10,2225 (Ten Comma Two Two Two Five) hectares 

Servitudes: No servitudes are registered. 

 

SECTION B : DEVELOPMENT PROPOSAL 

4. PROPOSED DEVELOPMENT 
(Refer to Plan 2: Site Development Plan) 

 
FIGURE 1: PROPOSED SDP 

The development proposal consists of the establishment of a tented camp on temporary timber 
structures, which is allowed on “Agricultural Zone I” properties as per the George Integrated 
Zoning Scheme By-Law 2017.  The vision of the owners is to add an accommodation element to 
Timberlake that will complement the existing facilities and organic activities on the site.  The 
Eco-Camp will consist of two Components: 
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(i) Five (5) dome tents with communal facilities for accommodation on the first ridge; 
(ii) Five (5) luxury tents on the second ridge overlooking lakes. 

4.1. Dome Tents 

A total of 5 dome tents are proposed on the first ridge.  The size of these tents will not 
exceed 50m² each.  Tents are a basic dome design placed on a wooden deck.  Each tent 
will accommodate and maximum of two people.  Lighting is provided by small LED’s and a 
basic solar installation. 

 
FIGURE 2: EXAMPLE OF DOME TENTS 

These dome tents are placed on the north facing slope of the first ridge, protected from 
the traffic noise and close enough to Timberlake to make use of the restaurant and coffee 
shop. 

Communal facilities for these 5 tents will consist of a central hut where food can be 
prepared, with two large tables for seating and a Dover stove.  A second hut will have 4 
composting toilets and a donkey for heating 5 outside showers.  Camp to be Carbon 
neutral, with tree planting offered to guests to offset carbon emissions. Guests will have 
access to the SANParks Wilderness area for day hikes. 

4.2. Luxury Tents 

A total of 5 Luxury Tents will provide accommodation for Eco-conscious visitors.  A Self-
filtering swimming pond with a Spa Gazebo and the Main building is proposed. These tents 
will be positioned on decks within the north facing in tree line all with views over the 
Langvlei Lake.  These tents are en-suite with flushing toilets and outside showers. 
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It should be noted that the proposed tents will be more than the prescribed 30m form the 
northern property boundary. 

The Spa Gazebo is a simple wooden structure with a canvas roof.  The main building will 
be approximately 200m² in extent and will consist of a dining room; lounge and reception 
areas. 

The Site Development Plan shows the approximate position of the proposed tents.  Given 
the fact that these units are so small, only approximate positions are shown on the site 
development plan. The final positions will be determined during the construction phase 
and the units will be placed / positioned in such a way as to minimal impact on the natural 
vegetation on the property. 

4.3. Construction Phase 

Given the fact that the tents will all be temporary structures on timber decks, minimal 
landscaping and site clearing will be done. The dome tents will be constructed as Phase 1 
and the luxury tents will be constructed as a second phase. 

4.4. Access and Road infrastructure 

The site currently has an upgraded direct access from the N2 National Road.  There is an 
existing farm road that bisects the property, all the way to the existing outbuilding to the 
north of the property.  No additional clearing and excavation will occur on site for this 
purpose. 

5. SERVICES INFRASTRUCTURE  

No municipal services exist in this area.  The aim of the proposed tented camp is to create 
a completely self-sustainable and eco-friendly camp. 

A solar and wind power system providing minimum of 6kw together with a solar water 
heating system is proposed. 
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SECTION C : CONTEXTUAL INFORMANTS 

6. LOCALITY 
(Plan 1: Locality Plan) 

The application area is located approximately 9,5km east of the central part of Wilderness, ± 
2,5km east of the Kleinkrantz and approximately 7km west of the Pine Lake Marina Holiday 
Resort outside Sedgefield.  The application area currently gains direct access from the N2 
National Road, which links George and Knysna. 

The coordinates of the centre point of the property are located at 33°59'56.36"S and 
22°41'2.54"E. 

 
FIGURE 3: LOCALITY 

7. CURRENT LAND USE AND ZONING 

7.1. Land Use 

The Timberlake village is situated on the southern portion of the subject property. 
Timberlake is a Farm Store village, consisting of various tourist facilities, including: 

§ Small independent businesses, 
§ Eating venues, 
§ Extensive kid’s facilities; and 
§ Tree Adventure courses. 
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FIGURE 4: EXISTING LAND USES 

7.2. Zoning 

The subject property is currently zoned as “Agricultural Zone I” (AZI) in terms of the 
George Integrated Zoning Scheme By-law. 

There is a land use approval in place for the existing consent use.  George Municipality 
approved a consent use for a “farm store” and “tourist facility” (including a restaurant, 
coffee shop and gift shop, and additional dwelling unit).  This approval was granted during 
May 2005, and a copy of this approval is attached as Annexure A. 

According to the new Zoning By-Law of George Municipality, the objective of “Agricultural 
Zone I” (AZI), is to promote and protect agriculture on farms as an important economic, 
environmental and cultural resource.  Limited provision is made for non-agricultural uses 
to provide rural communities in more remote areas with the opportunity to increase the 
economic potential of their properties, provided these uses do not present a significant 
negative impact on the primary agricultural resource.  The primary use for “Agriculture 
Zone I” (AZI) is Agriculture, and the definition of “agriculture” is quoted below: 

“agriculture” means the cultivation of land for raising crops and other plants, including 
plantations, the keeping and breeding of animals, birds or bees, stud farming, game 
farming, intensive horticulture; intensive animal farming; a riding school or natural veld, 
and— 
a) includes— 

(i) the harvesting, packing, cooling, storing, sorting, and packaging of agricultural 
produce grown on that land unit and surrounding or nearby farms; 
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(ii) harvesting of natural resources, which are limited to living organisms, for 
delivery to the market; 

(iii) agricultural buildings or infrastructure that are reasonably connected with the 
main farming activities, including a dwelling house, agricultural worker 
accommodation and rooftop base telecommunication stations; 

(iv) a camping site limited to a maximum of 10 tent or caravan stands subject to 
the development parameters applicable to “tourist accommodation”, provided 
further that a consent use must be applied for where - 

(aa) the property is smaller than 1 hectare; 

(bb) the permanent structures are erected within 1km of the high-water mark of 
the sea or a tidal river; 

(cc) more than 10 tent or caravan stands are developed. 

(v) telecommunication and electricity transmission lines; 

(vi) agricultural industry; and 

b) does not include aquaculture; an abattoir, a farm shop, an animal care centre, any 
mining activity, utility services and renewable energy structures for commercial 
purposes. 

 

8. SITE CHARACTERISTICS 

8.1. Topography 

The general topography of the area is dictated by the rounded dunes that run east-west 
along the coast between Wilderness and the Western Head at Knysna.  The dunes in this 
area back onto the lakes of the Wilderness Lakes Area. 

With regard to the application area, the site is characterised by a strong ridgeline, which 
forms a division between the dunes south of the application area and the Bo-Langvlei. 

The southern boundary of the application area abuts the N2 National road, and this is also 
the lowest point of the site and is ±50m above sea level. From here the topography rises 
steeply to form a plateau centrally located on the application area. The average height on 
the plateau is ±80m above sea level. From the plateau, the site topography descents in a 
northern direction towards the Bo-Langvlei.  The application area has spectacular views 
over the Bo-Langvlei Lake from the northern boundary of the site. 

Although the application area abuts the Wilderness National Park (lakes areas), there are 
no natural watercourses on the site.  The drainage of the site occurring in the form of 
sheet flow over a stable geological basis with no signs of any erosion being displayed. 

The site, by virtue of its location on a relatively lower slope, does not have any effect 
whatsoever on any ridgeline, although its direct proximity to the N2 National Road is an 
aspect which will have to be carefully addressed, in the design, if visual exposure from this 
road is to be minimised. 
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FIGURE 5: VIEW OVER BO-LANGVLEI 

8.2. Vegetation 

The application area is covered almost entirely by alien vegetation, including pine trees, 
blue gums and black wattle.  A small portion of indigenous vegetation exists centrally on 
the application area.  This indigenous vegetation covers less than 5% of the total area. 
Figure 6 shows the existing vegetation on the site. 

 
FIGURE 6: EXISTING VEGETATION 
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FIGURE 7: AREA PROPOSED FOR ‘DOME’ TENTS 

The above images show the area of the property where the proposed ‘Dome Tents’ 
(indicated as yellow on the proposed SDP) are to be located. 

8.3. Agricultural Potential 

Given its limited size (10,2ha) and its soil conditions that are mainly sand dunes, the 
application area has no viable agricultural potential. The availability of water of for 
agricultural purposes is also limited. The application area makes no contribution 
whatsoever to agricultural production and is used for extensive residential purposes only. 

8.4. Access 

Vehicular access and egress to the property is obtained directly from the N2 National 
Road.  The access to the property was upgraded by the owners of Portion 6 of the Farm 
191 as part of the conditions of approval when the Timberlake Farm Store was approved. 

 
FIGURE 8: EXISTING ACCESS FROM N2 
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The existing access point to the site will be retained.  The existing dirt roads on site road 
will be retained and maintained to promote accessibility to the site. 

 
FIGURE 9: EXISTING DIRT ROAD ON SITE 

8.5. Built Environment 

On the application area, there are 9 existing Timber deck wooden structures used as farm 
stores, a small wooden nursery structure and 2 carports located on the southern portion 
of the subject property.  There is an existing outbuilding located on the northern portion 
of the subject property for which a consent use approval has been granted and will be 
used as one of the ancillary uses for the tented camps. 

 
FIGURE 10: EXISTING OUTBUILDING 
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The development proposal consists of the establishment of a temporary tented camps on 
temporary timber structures. Communal facilities will consist of a central hut where food 
can be prepared, with two large tables for seating and a Dover stove. A second hut will 
have 4 composting toilets and a donkey for heating 4 outside showers. 

9. CHARACTER OF THE AREA 

The area is predominantly used for extensive residential purposes and tourism related land uses. 
Tourism related land uses in the direct vicinity include ‘Oysters R Us’ on Portion 84 of the Farm 
No 189 located south east of the application area, ‘Quad Bike Rides and Paintball’ facility on 
portion 91 of the Farm No 189 and the ‘Paradise 4x4 Route’ on the Remainder of Erf 1288. 

Various Tourist accommodation facilities exist in close proximity of the application area,  they 
include; The ‘Ichibi resort’ on the Remainder of the Erf 1294 to the west of the application area 
and “Ubuntu” tourism accommodation on Portion 8 of the Farm No 191 to the southwest of the 
application area. 

 
FIGURE 11: TOURISM RELATED USES 

The N2 National Road forms the southern boundary of the site with an existing sand mining 
quarry on Portion 5 of the Farm 191 (Kleinkrantz Sand Quarry), bordering the site directly on the 
western side. Two other quarries exist further west of the application area (Portion 2 of the 
Farm No 191) and further east of the application area (Portion 90 of the Farm No 189). The 
‘Stander Sand Mine’ is located on Portion 83 of the Farm No 189. 
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FIGURE 12: SURROUNDING LAND USES 

The well-known ‘Botha & Barnard Wood furniture showroom’ is located to the east of the 
application area on Portion 30 of the farm 189, ‘Eagles Nest’ is located to the east of the 
application area on the Remainder of Portion10 of the Farms 186 and the Remainder of the 
Portion 15 of the Farm 189 and ‘3 Valleyen Pub and Grill’ located to the east of the application 
area on the Remainder of Portion 15 of the Farm 189.  The Kleinkrantz settlement and the 
Langvlei Dunes small holdings are located to the west of the application area. 

The properties in the direct vicinity of the application area are characterised by tourism related 
and resort developments. It is a fact that the natural beauty of the area draws tourists to the 
Wilderness area. Therefore, the proposed tourist facilities will contribute to the tourism character 
of the area. 
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SECTION D : SPATIAL PLANNING POLICIES 

10. EXISTING POLICY FRAMEWORKS 

This section will discuss the applicable policy frameworks that have an influence on 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 strategic spatial planning tool that “communicates the provinces spatial 
planning agenda”. 

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 PSDF puts in place a coherent framework for the Province’s urban and rural areas 
that: 

§ Gives spatial expression to National and provincial development agendas; 

§ Serves as basis for coordinated and integrated planning alignment on National and 
Provincial Departmental Programmes; 

§ Supports municipalities to fulfil their mandates in line with national and provincial 
Agendas; 

§ Communicates government’s spatial development 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 in 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 
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FIGURE 13: THE 3 SPATIAL THEMES & THEIR ASSOCIATED ELEMENTS 

The proposed development compliments the SDF spatial goals that aim to take the 
Western Cape on a path towards: 

§ Greater productivity, competitiveness, and opportunities within the spatial 
economy; 

§ More inclusive development in the urban areas; 

§ Strengthening resilience and sustainable 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 R4: Recycle and Recover waste, deliver clean sources of energy to urban 
consumers, shift from private to public transport, and adapt to and mitigate 
against climate change 

6. Pursue energy diversification and energy efficiency in order for the Western Cape to 
transition to a low carbon, sustainable energy future, and delink economic growth from 
energy use. 

16. Encourage and support renewable energy generation at scale. 

Policy E2: Diversify & Strengthen the Rural Economy 

4. Compatible and sustainable rural activities (i.e. activities that are appropriate in a rural 
context, generate positive socioeconomic returns, and do not compromise the 
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environment or ability of the municipality to deliver on its mandate) and of an appropriate 
scale and form can be accommodated outside the urban edge (except in bona fide 
wilderness areas) 

5. The 2009 PSDF draft Rural Land Use Planning and Management Guidelines to be 
reviewed and updated to serve as basis for clarifying the interpretation of this policy. The 
following criteria should be applied in assessing consistency with this policy. 

a. Environmental authorisation 

b. Compatibility with land use activities suitable in the CBA it is situated in, and 
subject to an EIA 

c. Does not alienate unique or high value agricultural land, or compromise existing 
farming activities 

d. Does not compromise the current or future possible use of mineral resources v. Is 
consistent with the cultural and scenic landscapes within which it is situated 

e. Does not involve extensions to the municipality’s reticulation networks (i.e. served 
by off-grid technologies) 

f. Does not impose real costs or risks to the municipality delivering on their mandate 

g. Does not infringe on the authenticity of rural landscapes 

Planning Implication: 
The proposed development is within the existing zoning rights for the subject property, 
and no land use planning application to be submitted. However, the development proposal 
must be regarded as consistent with the strategic objectives and policies as set out by the 
Western Cape Spatial Development Framework. The aim of the proposed tented camp is 
to create a completely self-sustainable and eco-friendly camp. A solar and wind power 
system providing minimum of 6kw together with a solar water heating system is proposed. 
Indicating consistency with policy R4 number 6 and 16. The following criteria should be 
applied in assessing consistency with policy E2 number 4 

(i) Environmental authorisation  
(ii) Compatibility with land use activities suitable in the CBA it is situated in, and 

subject to an EIA  
(iii) Does not alienate unique or high-value agricultural land, or compromise existing 

farming activities.  
(iv) Does not compromise the current or future possible use of mineral resources  
(v) Is consistent with the cultural and scenic landscapes within which it is situated. 
(vi) Does not involve extensions to the municipality’s reticulation networks (i.e. 

served by off-grid technologies)  
(vii) Does not impose real costs or risks to the municipality delivering on their 

mandate. 
(viii) Does not infringe on the authenticity of rural landscapes 
(ix) Appropriate in a rural context 
(x) Generate positive socio-economic returns 
(xi) Do not compromise the environment 
(xii) Do not compromise the ability of the municipality to deliver on its mandate 
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(xiii) Help build opportunities for growth and development in rural areas 

At this stage, the development proposal can be regarded as consistent with strategic 
objectives and policies as set out by the Western Cape Spatial Development Framework. 

10.2. EDEN SPATIAL DEVELOPMENT FRAMEWORK (2017) 

The Eden District Spatial Development Framework was approved in 2017 and aims 
establishing a strong strategic direction and vision, towards increasing levels of detail in 
the spatial recommendations that is directive rather than prescriptive and Providing 
guidance to local municipalities in the District regarding future spatial planning, strategic 
decision-making and regional integration. 

Eden District Rural Development Plan 

The primary objective of the Eden District Rural Development Plan (RDP) is to develop a 
departmental sector plan at a district level that will inform its rural development efforts in 
Eden District (Figure 3). The overall intention is to improve the material conditions and 
opportunities of people living in rural areas defined as “poverty pockets” (areas where 
people’s lives are presently defined by a state of impoverishment). The RDP focuses on 
the identification of poverty pockets within the Eden District and will formulate a plan to 
enable the integration of these areas into the value chains of the appropriate functional 
region/s. 

Eden District Strategic Vision: “Eden” as the leading, enabling and inclusive District, 
characterised by equitable and sustainable development, high quality of life and equal 
opportunities for all. 

The Eden District Mission expands on the vision and adopted the following mission 
statement in order to achieve it: The Eden District Municipality as a category C local 
authority strives, to deliver on its mandate through: 

§ Unlocking resources for equitable, prosperous and sustainable development; 

§ Providing the platform for coordination of bulk infrastructure planning across the 
District; 

§ Providing strategic leadership towards inclusive / radical / rigorous socio-economic 
change; 

§ Transformation to address social economic and spatial injustice; 

§ Redressing inequalities and access to ensure inclusive services, information and 
opportunities for all citizens of the District; 

§ Initiating funding mobilisation initiatives / programmes to ensure financial 
sustainability; 

§ Coordinating and facilitating social development initiatives; and 



PORTION 6 OF THE FARM NO 191: SPECIALIST PLANNING REPORT 

JUNE 2018 SPECIALIST PLANNING REPORT PAGE 21 OF 28 

§ As a District municipality, the achievement of the municipal vision, mission and 
strategic objectives will be guided by the following key institutional values: 

Ø Integrity 

Ø Excellence 

Ø Inspired 

Ø Caring (Ubuntu) 

Ø Respect  

Ø Resourceful 

 

Planning Implication: 
The Eden SDF does not set out strategic objectives to achieve the desired outcome, but 
the vision of what the desired outcome is clearly outlined. The Spatial document places 
heavy emphasis on sustainable development and protecting the environment which is the 
economy in the unique Eden area. The proposed development’s low impact most certainly 
is consistent with the proposal. One cannot place enough emphasis on the fact the the 
proposal is allowed for the specific zoning category it falls within and no land use 
application is required. The proposal is consistent with the vision and desired outcome, as 
the proposal embraces the unique characteristics the Eden district has to offer by 
providing a unique tourist experience, without any negative impact on the environment or 
the character of the area. 

10.3. GEORGE INTEGRATED DEVELOPMENT PLAN (2018 – 2019) 

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; 

§ SO5-Good Governance and Human Capital. 

The subject property is situated in Ward 4 consisting of the following areas: Hoekwil, 
Kleinkrantz, Kleinkrantz Farms, Pine Dew, Touwsranten, Wilderness, Widerness Heights, 
The Dunes, Drie Valleyen (Portion). None of the identified ward-based needs and 
challenges has a direct baring or any reference to the proposed development on the 
subject property. 

Planning implication: 
The proposed development will contribute to achieving the strategic objective 1 by 
retaining the value and attraction of assets that can contribute to the growth in George’s 
tourism and agricultural sectors. The key drivers for economic development in the entire 
garden route is tourism related uses. The proposal will not only contribute to the economic 
development of George but maintain a balance in moving these opportunities to the rural 
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areas. At the same time not detrimentally changing the beautiful landscape and scenic 
natural ambience with environmentally sustainable development. It is therefore the 
considered opinion that the proposed development is consistent with the strategic 
objectives as set out and therefore the proposal could be regarded as being consistent 
with the George IDP. 

10.4. GEORGE SPATIAL DEVELOPMENT FRAMEWORK (2017) 

The George SDF was adopted by George Municipality during 2013. 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 specify objectives and strategies to be implemented to realise this vision. 

The general purpose of a municipal SDF is to set-out the local authority’s goals, strategies 
and supporting policies to achieve, in the medium to long term, positive changes in the 
spatial organisation of its jurisdictional area towards a sustainable development future. 

The Georges SDF details 5 development objectives, each with a Preamble, Problem 
Statement & General Policy Guidelines and specific Spatial Strategies. The spatial 
development objectives applicable to the proposal are: 

SPATIAL DEVELOPMENT OBJECTIVE 4.5: Enhance the Rural Character and 
Livelihood 

With the recent addition of the DMA, George Municipality’s rural area is now vast. It is an 
area which has rich and diverse natural landscapes, as well as a variety of farmed 
landscapes and plantations. The rural strategy focuses on maintaining ecologically 
functional and economically productive rural landscapes. 

c) Enhance the Rural Livelihood and promote integrated rural development 

Furthermore, the Municipality is promoting integrated rural development in order to realise 
the following opportunities: 

§ Improving food, water and energy (e.g. solar and wind powered) security 
and restoring natural capital by removing alien plant infestation and adopting 
conservation-oriented farming methods. 

§ Strengthening current agricultural and forestry activities and introducing new 
production technologies and crops (e.g. bio-fuels) in response to climate change. 

§ Supporting the Department of Rural Development and Land Reform (DRD&LR) in 
their initiatives to open-up new livelihood and business opportunities in 
the agricultural, fishing, forestry, tourism and conservation sectors as 
part of the roll-out of land, agrarian and marine reform programs. 

§ Enhancing the region’s attraction as a tourism and recreation 
destination by safeguarding the character of its unique natural, cultural and 
working landscapes, townscapes and seascapes, and opening-up new tourist 
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attractions (e.g. introduction of game in suitable habitats) and facilities in the rural 
areas 

§ Promoting integrated rural development as a building block of the municipal 
space economy. 

§ Maintaining reasonable public access to nature areas and the coast for all citizens 
and visitors 

Planning Implication: 
The proposed development on the subject property is within the prescribed land uses for 
Agricultural Zone 1, unless the number of tented camps exceed 10; the proposal is for 10, 
hence no land use application is required. The development is consistent with the 
identified spatial development objective 4.5 and also contributes to the desired spatial 
vision George envisions to achieve. The proposal will also allow the property to be fully 
utilized to its full potential while enhancing the Rural Livelihood and promotion of 
integrated rural development. 

10.5. WILDERNESS LAKES HOEKWIL SDF (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 
takers 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.  The George Municipality stated the following goals 
for the local spatial development framework: 

§ Define the space economy for Wilderness in both the regional and George context; 

§ Associated development objectives, guidelines and strategies; 

§ Densification guidelines and strategy; 

§ Management Strategy for the coastal dune belt and estuarine rivers. 

As indicated in the figure below the subject property is demarcated for Agricultural 
purposes.  The Wilderness, Lakes, Hoekwil Local SDF the strategic perspective on 
agricultural areas is derived from the Western Cape Government’s approach as it is 
contained in the Draft Rural Land Use Planning & Management Guidelines (Rural 
Guidelines). As base of the rural economy the approach towards agricultural land is to: 

§ Promote consolidation of farming landscapes and prevent their fragmentation; 

§ Provide for land and agrarian reform; 

§ Improve the viability of farming by diversification of the farm economy; 

§ Promote sustainable farming practices. 

§ Promote protection of indigenous vegetation on agricultural land in the study area. 
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§ Promote conservancies, and particularly identify and protect significant natural 
corridors (fauna and flora). 

§ Be mindful of the effects of farming practices on the protected lakes area 
(drainage and water pollution). 

 
FIGURE 14: WLHSDF EXTRACT 

Guidelines for Development Applications on Agricultural Land: 

The proposal would be considered an Ancillary On farm Activity. Whilst the policy 
encourages diversification and intensification of land use on agricultural land units in order 
to improve economic viability, these ancillary activities should not detract from the 
functionality, and integrity of farming landscapes. The following activities and land uses 
are considered appropriate on agricultural properties, in addition to activities and uses 
directly related to the primary agricultural enterprise: 

§ Small scale rural holiday accommodation (e.g. farm stay, B&B, guesthouse, 
boutique hotel); 

§ Restaurant; 

§ Rural lifestyle retail; 

§ Function venue facility; 

§ Farm store and farm stall; 

§ Home occupation (farm product processing) 

§ Local product processing (e.g. winery, dairy and olive pressing) 

§ Rural recreational facilities (e.g. riding school) 

The local spatial development framework is designed to be very harsh and inflexible 
towards any activity that affects the landscape character of the study area in a negative 
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way.  Yet, it is flexible enough to accommodate applications and proposals that take the 
landscape into consideration in planning, design and other mitigation measures.  

In evaluating an application in the study area, the following procedure is proposed. 

Step One: Primary 
Rights 

The local spatial development framework map distinguishes four basic 
land use categories which indicate the land uses considered appropriate 
for the area concerned. 

The land uses correspond with zonings in the relevant zoning schemes 
that provide certain basic and primary land use rights in these zones. 
Whilst irresponsible and unsustainable practices within these primary 
rights should be avoided as far as possible, these primary rights are the 
starting point in the evaluation of applications. These are the land uses 
that are ordinarily allowed on the land units concerned. 

Step Two: Landscape 
Character Assessment 

The next step in the evaluation of an application is the consideration of 
the effect of the application on the landscape character of the area. 
Applications that impact negatively on the landscape character of the 
study area should not be allowed and referred back to the applicant to 
suggest mitigation measures which could render the application 
desirable and sustainable.  If the mitigation measures do not 
satisfactorily remove or negate the negative impacts on the landscape, 
the development should not be allowed. 

The assessment of the impact on the landscape character is compulsory 
for all land use change applications, including rezoning, subdivision, 
departure, special consent as well as building plans. In terms of 
building plans, even though these may be primary rights, the 
municipality should insist on adherence to these principles through legal 
mechanisms at their disposal (i.e. National Building Regulations and 
OSCA Permits). 

Step Three: Other 
Planning Guidelines 

Only once the landscape character test is successful should any further 
planning guidelines be considered. Section 4 contains additional 
planning policy and guidelines for individual land uses that should be 
considered. 

Planning Implication: 
The WLHLSDF specifically focusses on maintaining the unique character of the area on a 
smaller scale focusing on key guidelines and strategies to achieve the desired spatial 
outcome for this area.  It is clear that agriculture properties are advised as far as possible 
to adhere to the primary land use rights and ancillary uses in order to maintain the unique 
characteristics.  The proposal is to utilise the primary land use rights for the specific 
property’s zoning having no impact on any of the neighbouring properties land use rights 
hence no land use application is required, and the character will not be impacted in any 
way.  It is therefore the considered opinion that the proposal is in line with the WHLSDF. 

10.6. DRAFT RURAL LAND USE PLANNING AND MANAGEMENT GUIDELINES 
(2018) 

The Draft guideline forms part of the roll-out of the PSDF, the objectives in introducing 
Rural Land Use Planning and Management Guidelines are. 
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§ 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. 

§ To safeguard the functionality of the Province’s life supporting 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. 

§ To provide clarity to the provincial government’s social partners on what kind of 
development is appropriate beyond the urban edge, suitable locations where it 
could take place, and the desirable form and scale of such development 

Guidelines for Managing Rural Land Use Change: 

Development in the rural area should not: 

§ have a significant negative impact on biodiversity; 

§ lead to the loss or alienation of agricultural land or has a cumulative impact there 
upon; 

§ 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; 

§ 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. 

Guideline Summary: Given the Western Cape’s unique rural communities and landscapes, 
tourism offers exciting prospects to diversify and strengthen the rural economy. 
Accordingly, the provincial approach 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. 

Accommodation in the rural areas consist of the following three types: Tourist 
Accommodation, including resorts and nature reserves; Smallholdings; and Agri-worker 
housing. The proposed development can be categorised as Tourist Accommodation and 
the objectives for Tourist accommodation are: 

a. To provide a range of opportunities for tourists and visitors to experience the 
Western Cape’s unique rural landscapes; e.g. additional dwelling units on farms, 
B&Bs, guesthouses, backpacker lodges, lodges, resorts, hotels, and camping 
sites; 

b. To offer more people access to unique tourism and recreational resources in 
sought-after natural areas where it would not otherwise have been possible; 
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c. To contribute towards the sustainability and well-being of the relevant areas 
through the development of appropriate resort facilities; 

d. To align the scale and form of overnight facilities with the character and qualities 
of the Western Cape’s diverse rural areas. 

e. To diversify farm income. 

The Rural Development guidelines are merely guidelines to maintain unique the character of 
rural areas and to guide spatial planning and land use management in the rural areas. It should 
also be noted that these guidelines are still in draft format and have not been approved and 
gazetted. The proposed development is in line and consistent with these draft guidelines and 
objectives as set out by the Draft rural development guidelines. 

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 in order 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 forward 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 policy is 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”?  

Need for a project also relates to the services capacity and consistency with infrastructure 
planning – No municipal services exist in this area. The aim of the proposed tented camp 
is to create a completely self-sustainable and eco-friendly camp. A solar and wind power 
system providing minimum of 6kw together with a solar water heating system is proposed. 
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11.2. Desirability 

The desirability of a proposed development also relies heavily on the 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 a 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 – because the property is not viable to be used for agricultural activities a 
realistic option is to develop the property as discussed in the report. 

The above boxes for need and desirability can be ticked. Itis clear that the proposal is will 
have no impact as it is in line with all planning legislation and no planning application is 
required. 

12. 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. Does not require any land use approvals from George Municipality; 

2. Is within the prescribed building lines, on existing distrubed areas; 

3. Is consistent with the character of the area; 

4. Is consistent with the various policy guidelines of this area.   

5. Is consistent with the George IDP 

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 
June 2018


