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SECTION A :  BACKGROUND 

1. BACKGROUND 

Lagoonbay Lifestyle Estate(Pty)Ltd owns several portions of the Farm Hoogekraal No 238, and 2 

portions of the Farm Buffelsdrift No 227, in the Division and Municipality of George.  The Applicant 

envisages including some of the neighbouring farms, and developing a farming estate.  The 

application area consists of 32 portions of the Farm Hoogekraal No 238, and 2 portions of the 

Farm Buffelsdrift No 227, in the Division and Municipality of George.  The “Application Area” is 

shown in the figure below: 

 

FIGURE 1:  THE APPLICATION AREA 
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The Application Area is located to the north and south of the N2 National Road, west of the 

Maalgate River, north of the ocean and east of Morrison Road (Main Road 348 to Glentana).   

1.1. Background to the Application Area 

Several portions of the Hoogekraal farms were previously part of a land development 

application, known as “Lagoon Bay Lifestyle Estate”, consisting of two 18-hole golf courses; 

895 single residential houses; 320 single and fractional title lodges; 150 single and fractional 

title apartments; a hotel, wellness centre, spa and clubhouse precinct; a commercial area; 

conference centre and private nature reserve.  The land development application included 

applications for structure plan amendment, rezoning and subdivision.  The then Minister for 

Local Government, Environmental Affairs and Development Planning of the Western Cape 

(the Minister), Ms Tasneem Essop deferred a decision on an application for the amendment 

of the George and Environs Urban Structure Plan from agriculture/forestry to township 

development.  During this time the former urban structure plans were repealed, and a 

decision on the structure plan amendment was never made. 

The George Municipality approved an application for the rezoning and subdivision of the 

development application, but the Western Cape Minister of Local Government, 

Environmental Affairs and Development Planning refused the rezoning and subdivision 

application.   

Then, during a Supreme Court of Appeal Judgement of during March 2013, it was confirmed 

that the George Municipality was “… the competent authority to consider and determine the 

applicant's application for rezoning and subdivision in respect of the proposed Lagoon Bay 

development and its decision to approve that application on 17 July 2010 is confirmed….”  

A copy of this judgement is attached ANNEXURE A.  This application was however never 

concluded. 

Then, during September 2021, the National Department of Agriculture approved the 

consolidation and subdivision of the application area in terms of the Subdivision of 

Agricultural Land Act, 1970 (Act 70 of 1970), to create 205 farms with sizes between 2 ha 

and 60 ha.  This approval is still valid, and a copy of this decision is attached as ANNEXURE 

B. 

Several families currently reside on several of the farm portions that are included in the 

application area.  These families were formerly employed as bona fide farm workers on the 

farms that form part of the application area and acquired permanent tenure rights to reside 

on the farms, in terms of the Extension of Security of Tenure Act 62 of 1997.  There are 

110 families, and after several workshops with these settlers, they have confirmed that they 

wish to remain on the Hoogekraal Farms and not relocate to the George or Mossel Bay 

urban settlements.   

Attwood Property Developments(Pty)Ltd acquired the rights to lodge land development 

applications for the development of a farming settlement, and the settlers with tenure rights 

have agreed to relocate to a new farming settlement in this area, but not to an urban 

settlement.  
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Attwood Property Developments(Pty)Ltd envisages developing a rural agricultural 

farmsteads development and a rural village where the settlers with valid ESTA tenure rights 

can be accommodated.   

This report serves as the Motivation Report for the application for rezoning and subdivision 

of 32 portions of the Farm Hoogekraal No 238, and 2 portions of the Farm Buffelsdrift No 

227, in the Division and Municipality of George. 

1.2. Pre-Application Consultation 

The prescribed pre-application consultation did take place with George Municipality on 18 

August 2025.  A copy of the minutes of the pre-application consultation meeting, is attached 

as ANNEXURE C.   

The table below contains a summary of the key points raised during the pre-application 

consultation: 

Pre-Application Input Application’s Response 

(i) The cumulative impact on the rural 

area, should the precedent be set of 

creating small land parcels for rural land 

for estate living purposes, as proposed, 

must be considered, addressed and 

motivated. 

No precedent to be set.  Refer Par 22 

(ii) Explain which type of agricultural 

activity will take place / not be allowed 

on the Agricultural portions. 

Refer Par 5.1; 12.5; 24. 

(iii) Powers of Attorney must be provided 

for each property. 

Refer ANNEXURE D 

(iv) Stormwater management must be 

addressed. 

Refer Par 7.3 

(v) Should the development be fenced, 

please consider the existing rural 

character of the area.  A buffer area and 

landscaping are proposed. 

Noted.  Fencing will be address in the 

Architectural Design Guidelines.  Refer 

ANNEXURE L. 

(vi) To submit an application in terms of 

Section 53 of LUPA  

Noted. 

(vii) The report and layout which forms part 

of the WULA (water use license) should 

be submitted with the application. The 

report should consider and incorporate 

recommendations. 

Report not available yet.  Will be provided in 

due course. 
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Pre-Application Input Application’s Response 

(viii) Confirm how the farms to the north and 

the south of the N2 will connect/link/be 

integrated (or if not, what is the 

intention with the area north of the N2). 

Refer Par 5.1.1 & Plan 11 

(ix) The proposed group housing site should 

form part of the master HOA, the latter 

will be responsible for maintenance and 

services for the entire development 

(which included the existing residential 

village. 

Noted and agreed.  Refer Par 5.9. 

(x) The submissions must illustrate the 

basis on which existing residents and 

workers will be removed from the land 

and how future land use management 

will be applied. The WC Rural 

Development Guidelines (2019) must 

be used in the determination of the 

number, function and size of units, 

specifically for ownership allocation. 

Refer Par 5.4 and Par 14.3 

(xi) It is advised that the existing informal 

residence should be incorporated into 

the development, employment 

opportunities to be created through the 

development. 

Refer Par 27. 

(xii) The application must consider the 

parameters of the George Integrated 

Zoning Scheme By-law, 2023 (Zoning 

Scheme) as well as the objective as 

presented for the chosen zonings, and 

whether the proposal complies 

therewith.  Indicate how the objective 

of the chosen zoning is achieved by the 

proposal. 

Refer Par 5.4. 

(xiii) Motivate the size of the equestrian 

facility (which is considered relatively 

small), consider parking requirements 

(e.g. for events) and placement thereof 

in relation to the proposed use. 

Refer Par 5.3 

(xiv) Access must be comprehensively 

motivated and indicated.  The 

development of private roads are 

preferred instead of servitude roads. 

Refer Par 5.7; Par 9.1 & Par 9.2  

All private roads within development, but 

owners of abutting farms that require 

access through the development will have 

right of way servitudes. 
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Pre-Application Input Application’s Response 

(xv) The applicant must motivate and 

explain how the roads will be 

maintained and managed. 

Refer Par 5.7 

(xvi) A Traffic Impact Assessment will be 

required. 

Noted.  Refer ANNEXURE P 

(xvii) The ecological functioning of the area 

as a whole could be severely affected 

by the subdivisions and proposed use. 

The protection of the natural systems 

(ecological infrastructure/ connected 

networks) must be illustrated to the 

satisfaction of the relevant 

environmental authorities. 

Refer Par 5.2. 

(xviii) Provide a Heritage Impact Assessment 

Study and/or the outcome from HWC. 

Refer Par 25; and ANNEXURE T; ANNEXURE 

U 

(xix) Protection of natural areas must be 

reflected in the zoning and sustainable 

management of these areas must be 

illustrated 

Refer Par 5.2. 

 

2. THE APPLICATION 

Marike Vreken Urban and Environmental Planners have been appointed by the various land owners 

of the application area, being Attwood Property Developments(Pty)Ltd (previously 

Lagoonbay Lifestyle Estate(Pty)Ltd); Pelgrimskraal Trust; Pierre Johan Du Toit ; Botha 

Mentone Eduan Trustees; Marilyn Goosen and ND Rendeals Twenty CC), to prepare and 

submit the required application documentation (refer to ANNEXURE D for Power of Attorneys & 

Company Resolutions and ANNEXURE E: for the Application Form) for: 

(i) The Subdivision of Portion 66 of the Farm Hoogekraal No 238, Division George, 

into two portions: (Portion A = ± 4,7737 ha) and a Remainder, in terms of Section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality. 

(ii) The Consolidation of Portion A of Portion 66 of the Farm Hoogekraal No 238, 

Division George, with Portion 178 of the Farm Hoogekraal No 238, Division 

George, in terms of Section 15(2)(e) of the Land Use Planning Bylaw for George 

Municipality. 

(iii) The Subdivision of Rem of Portion 82 of the Farm Hoogekraal No 238 George, 

into 2x Portions: Ptn A = ±11,87ha & Rem Ptn 82 = 8,15ha, in terms of Section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality. 
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(iv) The Subdivision of Portion 42 of the Farm Hoogekraal No 238 George, into 2x 

Portions: Ptn A = ± 4,37ha & Rem Ptn 42 = ± 2,36ha, in terms of Section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality. 

(v) The Subdivision of Portion 5 of the Farm Hoogekraal No 238 George, into 2x 

Portions: Ptn A = ± 11,26ha & Rem Ptn 5= of ± 2,36ha & 8,60ha (split 

remainder). 

(vi) The Consolidation of the following farms (north of the N2 National Road), in 

terms of Section 15(2)(e) of the Land Use Planning Bylaw for George Municipality. 

(a) Ptn A of Portion 5 of the Farm Hoogekraal No 238, Division George; 

(b) Ptn A of Portion 42 of the Farm Hoogekraal No 238, Division George; 

(c) Ptn A of Remainder of Portion 82 of the Farm Hoogekraal No 238, 

Division George; 

(d) Portion 77 of the Farm Hoogekraal No 238, Division George; 

(e) Portion 5 of the Farm Buffelsdrift No 227, Division George; 

(f) Portion 9 of the Farm Buffelsdrift No 227, Division George 

(vii) The rezoning of the consolidated farms (North of the N2 National Road) from 

“Agriculture Zone I” to a “Subdivisional Area” consisting of 5 x farms and a public 

street, in terms of Section 15(2)(a) of the Land-Use Planning By-Law for George 

Municipality, 2023. 

(viii) The Subdivision of Portion 85 of the Farm Hoogekraal No 238 George, into 3x 

Portions: Ptn A = ±2527m²; Ptn B = ±671m² & Rem Ptn 85, in terms of Section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality. 

(ix) The Subdivision of Portion 88 of the Farm Hoogekraal No 238 George, into 2x 

Portions: Ptn A = 5218m² & Rem Ptn 88, in terms of Section 15(2)(d) of the Land 

Use Planning Bylaw for George Municipality. 

(x) The Subdivision of Portion 65 of the Farm Hoogekraal No 238 George, into 2x 

Portions: Ptn A = ± 3074m² & Rem Ptn 65, in terms of Section 15(2)(d) of the 

Land Use Planning Bylaw for George Municipality. 

(xi) The Consolidation of the following farms, in terms of Section 15(2)(e) of the Land 

Use Planning Bylaw for George Municipality: 

(a) Ptn A of Portion 85 of the Farm Hoogekraal No 238, George with 

Portion 72 of the Farm Hoogekraal No 238. 

(b) Ptn B of Portion 85 of the Farm Hoogekraal No 238, George with 

Remainder of Portion 88 of the Farm Hoogekraal No 238. 

(c) Ptn A of Portion 88 of the Farm Hoogekraal No 238 George, with 

Portion 85 of the Farm Hoogekraal No 238. 

(d) Ptn A of Portion 65 of the Farm Hoogekraal No 238 George, with 

Portion 168 of the Farm Hoogekraal No 238. 
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(xii) The Consolidation of the following farms, in terms of Section 15(2)(e) of the Land 

Use Planning Bylaw for George Municipality. 

(a) Rem of Farm Hoogekraal No 238, Division George; 

(b) Rem of Portion 5 of the Farm Hoogekraal No 238, Division George; 

(c) Portion B of Portion 42 of the Farm Hoogekraal No 238, Division 

George; 

(d) Portion 23 of the Farm Hoogekraal No 238, Division George; 

(e) Portion 76 of the Farm Hoogekraal No 238, Division George; 

(f) Portion 75 of the Farm Hoogekraal No 238, Division George; 

(g) Remainder of Portion 88 of the Farm Hoogekraal No 238, Division 

George; 

(h) Portion 74 of the Farm Hoogekraal No 238, Division George; 

(i) Portion 160 of the Farm Hoogekraal No 238, Division George; 

(j) Portion 148 Farm Hoogekraal No 238, Division George; 

(k) Remainder of Portion 64 of the Farm Hoogekraal No 238, Division 

George; 

(l) Remainder of Portion 90 of the Farm Hoogekraal No 238, Division 

George 

(m) Portion 72 of the Farm Hoogekraal No 238, Division George 

(n) Portion 41 of the Farm Hoogekraal No 238, Division George 

(o) Portion 52 of the Farm Hoogekraal No 238, Division George 

(p) Portion 79 of the Farm Hoogekraal No 238, Division George; 

(q) Remainder of Portion 179 of the Farm Hoogekraal No 238, Division 

George 

(r) Remainder of Portion 65 of the Farm Hoogekraal No 238, Division 

(s) Portion 180 of the Farm Hoogekraal No 238, Division George; 

(t) Portion 19 of the Farm Hoogekraal No 238, Division George; 

(u) Remainder of Portion 66 of the Farm Hoogekraal No 238, Division 

George;  

(v) Portion 102 of the Farm Hoogekraal No 238, Division George; 

(w) Portion 17 of the Farm Hoogekraal No 238, Division George; 

(x) Remainder of Portion 6 of the Farm Hoogekraal No 238, Division 

George 

(y) Remainder of Portion 67 of the Farm Hoogekraal No 238, Division 

George 

(z) Remainder of Portion 68 of the Farm Hoogekraal No 238, Division 

George; 

(aa) Portion 18 of the Farm Hoogekraal No 238, Division George; 
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(bb) Portion 69 of the Farm Hoogekraal No 238, Division George; 

(cc) Portion 70 of the Farm Hoogekraal No 238, Division George; 

(xiii) The rezoning of the consolidated farms south of the N2 National Road, (listed in 

Par (xii) above), from “Agriculture Zone I” and Business Zone III” to to a 

“Subdivisional Area” consisting of 31 x small farms; 32 x properties with a split 

zoning between Agriculture & Nature Conservation Area; 1x group housing erf; 

1x Utility Service erf, 1x Place of instruction erf; 10x private open space erven; 

19x Nature Conservation Area erven; 15x private street erven; and a public 

street, in terms of Section 15(2)(a) of the Land-Use Planning By-Law for George 

Municipality, 2023. 

(xiv) The subdivision of the consolidated Farm into the Portions, in terms of section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality, 2023: 

(i) 31 x “Agriculture Zone I” properties; 

(ii) 32 x properties with a split zoning between “Agriculture Zone I” & 

“Open Space Zone III” 

(iii) 1 x “General Residential Zone II” property; 

(iv) 1 x “Utility Zone” property; 

(v) 1 x “Community Zone I” property; 

(vi) 10 x “Open Space Zone II” properties; 

(vii) 19 x “Open Space Zone III” properties; 

(viii) 15 x “Transport Zone III” properties; 

(ix) 1x “Transport Zone II” property; and 

(xv) A consent use to allow existing cemeteries on the new Portions 86 and 93; in 

terms of Section 15(2)(o) of the Land-Use Planning By-Law for George 

Municipality, 2023; 

(xvi) Application for the removal of restrictive Conditions: 

(a) Conditions 1(I)(b)(i); 3(III); 4(B)(I); 11(A) from Title Deed No T 

76531/2007;  

(b) Condition 1(c) in Title Deed T 66591/2008; 

(c) Condition (c) in Title Deed No T 4069/2010; 

(d) Condition (3) in Title Deed No T 93890/2003, 

(e) Condition B(1) in Title Deed No T 87304/2007, 

(f) Condition 1(B) in Title Deed No T 12590/2010, 

(g) Condition B(1) in in Title Deed No T 19705/2008, 

(h) Condition B in Title Deed No T 87303/2007; 

(i) Condition (1)(B)(1) in Title Deed No T 15622/2009; 

(j) Conditions (13)(B)(1), (13)(B)(3) & (13)(B)(4) in Title Deed No T 

76531/2007; 
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(k) Conditions 2(B)(a); 2(C) & 3(1)(c)  in Title Deed No T 12590/2010 

(l) Condition A(c) in Title Deed No T 64056/2003; 

(m) Condition (2)(B) in Title Deed No T 45002/2003, 

(n) Conditions 1(B)(1) & 2(B)(1) in Title Deed No T 28396/2008 

(o) Condition B(1) in Title Deed No T 45790/2005 

in terms of Section 15(2)(f) of the of the Land-Use Planning By-Law for George 

Municipality, 2023. 

In order to obtain the desired development rights on the application area, additional approvals are 

required, such as: 

▪ Approval for the Subdivision of Agricultral Land in terms of Act 70 of 1970, to amend 

the existing approval for the subdivision into 205 units; 

▪ Environmental Authorisation in terms of the National Environmental Management Act, 

1998 (Act 107 of 1998).  It should be noted that Hilland Environmental has been 

appointed to faciliate the Environmental Authorisation process, and a copy of the Draft 

Basic Environmental Assessment, is attached as ANNEXURE X. 

▪ Approval in terms of the National Heritage Resources Act, 1999 (Act 25 of 1999). 

▪ Approval in terms of Section 53(2) of the Western Cape Land Use Planning Act, 2014 

(Act 3 of 2014); 

▪ Approval in terms of the Roads Ordinance, 1976, for the deproclamation of a portion 

of OP6844; OP6847; OP6848; OP6846; OP6843 & OP6842. 

3. PROPERTY DESCRIPTION, SIZE AND OWNERSHIP 

Copies of the Title Deeds which includes all the information outlined below are contained in 

ANNEXURE F.  The Surveyor General Diagrams (SG 9156/1995) for the application area is 

contained in ANNEXURE G.  Copies of Conveyancer’s Certificates, are attached as ANNEXURE 

H. 

It is important to note that according to the Title Deeds, the properties are still registered in the 

name of Lagoonbay Lifestyle Estate(Pty)Ltd.  However, the company name was changed to 

Attwood Property Developments(Pty)Ltd.  A copy of the CIPC document for Attwood 

Property Developments(Pty)Ltd is attached as ANNEXURE I, and this document confirms 

the name change on 26 November 2024.   

The properties owned by Attwood Property Developments(Pty)Ltd is bonded by Rand 

Merchant Bank, and a copy of the Bond Holder’s written permission for this application, is attached 

as ANNEXURE J. 

The table below includes a summary of all the properties that form part of the application area, 

and the relevant title deed information for these properties, as contained within the relevant title 

deeds. 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

1. Remainder of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

46,4954 SG 30/1886 T 76531/2007 Subject to a pipeline Servitude Y Obtained 

2. Portion 5 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

29.5737 SG 595/1886 T76531/2007 

▪ Conditon 11(A): Subject to a right of 

way servitude, which is now a 

Proclaimed road, that will be 

deproclaimed.  

▪ Application is made for the removal of 

this restrictive condition.  Refer Par 

6.8. 

Y Obtained 

3. Remainder of 

Portion 6 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

58,1224 SG 1616/1896 T 76531/2007 

▪ Conditon 3(III): Subject to a right of 

way servitude, which is now a 

Proclaimed road, that will be 

deproclaimed. 

▪ Application is made for the removal of 

this restrictive condition.  Refer Par 6.8 

Y Obtained 

4. Portion 17 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

23,9249 SG 1022/1908 T 76531/2007 

▪ Conditon 4(B)(I): all roads have to be 

free and open for use, this road is now 

a Proclaimed road, that will be 

deproclaimed. 

▪ Application is made for the removal of 

this restrictive condition.  Refer Par 6.8 

Y Obtained 

5. Portion 18 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

6,6304 SG 6590/1958 T 76531/2007 None Y Obtained 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

6. Portion 19 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

2,2535 SG 6589/1958 T 76531/2007 

▪ Conditon 1(I)(b)(i): all roads have to 

be free and open for use… these roads 

are now Proclaimed roads, that will be 

deproclaimed. 

▪ Application is made for the removal of 

this restrictive condition.  Refer Par 6.8 

Y Obtained 

7. Portion 23 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

8,5653 SG 1612/1919 T 76531/2007 None Y Obtained 

8. Portion 41 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

31,263 SG 4506/1925 T 76531/2007 None Y Obtained 

9. Portion 42 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

6,9674 SG 4505/1925 T 76531/2007 None Y Obtained 

10. Portion 52 of the 

Farm Hoogekraal 

No 238, Division 

George 
Pelgrimskraal 

Trust No 452/99 
50,4855 A3609/1924 T 70603/1999 

▪ Conditions B(I) & B(II): relating 

to roads that have to be available for 

public use.  These roads are now 

Proclaimed roads, that will be 

deproclaimed. 

▪ Application is made for the removal of 

this restrictive condition.  Refer Par 6.8 

▪ Subject to a water pipeline servitude.  

This servitude is accomodated in the 

Y N/A 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

layout on the proposed new Portions 

16; 17 and 133. 

11. Remainder of 

Portion 64 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

10,3716 SG 8374/1947 T 66591/2008 

▪ Condition 1(c): Subject to a 12 feet 

servitude right of way.  

▪ Application is made for the removal of 

this restrictive condition.  Refer Par 

6.8. 

Y Obtained 

12. Remainder of 

Portion 65 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

9,0611 SG 8375/1947 T 12589/2010 

▪ Condition A(c): Subject to a 3,78m 

servitude right of way.  

▪ Application is made for the removal of 

this restrictive condition.  Refer Par 

6.8. 

▪ Dat die gedeelte van die “Cemetary” 

aangewys op die bovermedle Kaart 

van gesegde Gedeelte 65 hierdeur 

getransporteer sal bly as ‘n 

begrafplaas vir die eienaars van al die 

Gedeeltes van gesegde Lot 3 van 

Hooge Karal en hul opvolgers in titel 

met reg van toegang oor gesegde 

Gedeelte 65. 

Y Obtained 

13. Portion 66 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 15,6191 SG 8376/1947 T 4069/2010 

▪ Notarially Tied with Ptn 70 & 75. 

▪ Condition (c) - Subject to a 3,66 metre 

servitude right of way. Application is 

made for the removal of this restrictive 

condition.  Refer Par 6.8. 

Y Obtained 



PROPOSED REZONING; CONSOLIDATION & SUBDIVISION: PORTIONS OF THE FARM HOOGEKRAAL NO 238, GEORGE & PORTIONS OF THE FARM BUFFELSDRIFT NO 227, 

GEORGE 

 

PAGE 13 SEPTEMBER 2026  

Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

14. Remainder of 

Portion 67 of the 

Farm Hoogekraal 

No 238, Division 

George 

Pierre Johan Du 

Toit 
18,7278 SG 8377/1947 T 93890/2003 

▪ Notarially Tied with Ptn 70 & 75. 

▪ Condition (3) - Subject to a 3,78 metre 

servitude right of way.  Application is 

made for the removal of this restrictive 

condition.  Refer Par 6.8. 

▪ Dat die gedeelte van die “CEMETERY” 

aangewys op die kaart van Gedeelte 

65 aan DANIEL ANDRIES BOTHA 

getransporteer op 19 Desember 1954, 

No. 20999 sal bly as ‘n begrafplaas vir 

die eienaars van al die Gedeeltes van 

gesegde Lot 3 van Hooge Kraal en hul 

opvolgers in titel met reg van toegang 

oor gesegde Gedeelte 65; 

▪ Dat die fontein gemerk op, en die dam 

aangewys in blou op die lyn F E van die 

Kaart van gesegde Gedeelte 67 sl wees 

vir die gebruik van die eienaars van 

gesegde Gedeelte 67 en van Gedeelte 

68 van Lot 3 van HOOGE KRAAL aan 

JOHANNES HENDRIKUS BOTHA 

getransporteer op 19 Desember 1952 

(No, 20997) en hul opvolgers in titel. 

Y N/A 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

15. Remainder of 

Portion 68 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

18,0155 SG 8378/1947 T 83694/2007 

▪ Entitled to a right of way servitude 

▪ Dat die gedeelte van die “CEMETERY” 

aangewys op die kaart van Gedeelte 

65 aan DANIEL ANDRIES BOTHA 

getransporteer op 19 Desember 1954, 

No. 20999 sal bly as ‘n begrafplaas vir 

die eienaars van al die Gedeeltes van 

gesegde Lot 3 van Hooge Kraal en hul 

opvolgers in titel met reg van toegang 

oor gesegde Gedeelte 65; 

▪ Dat die pad 6,30 meter wyd gemerk in 

geelbruin op die lyn B C en op die 

Westelike kant van die bakens C en a 

van die Kaart van gesegde Gedeelte 68 

os ‘n serwituut pad vir die gebruik van 

die eienaar van Gedeelte 69 aan die 

boedel van wyle MARTHINUS 

CHRISTOFFEL BOTHA en ADAM 

JOHANNES BOTHA getransporteer op 

19 Desember 1952, Nr 20995, en hul 

opvolgers in titel. 

Y Obtained 

16. Portion 69 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 31,5989 SG 8379/1947 T 20836/2008 None Y Obtained 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

17. Portion 70 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

42,1196 SG 8380/1947 T 87304/2007 

▪ Subject to a Notarial Tie with Portion 

75 

▪ Condition B(1) relating to access to 

roads. 

▪ Notarial Tie with Portions 5; 23; 102; 

19; 18; 6; 17; 41; 42; 68; 77; 79 & 

Remainder of Hoogekraal No 238 and 

Portions 5; 9 of the Farm BUffelsdrift 

No 227. 

Y Obtained 

18. Portion 72 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 1,3619 SG 8382/1947 T 12590/2010 
▪ Condition 1(B) relating to access to 

roads. Y Obtained 

19. Portion 74 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 6,3038 SG 8384/1947 T 19705/2008 
▪ Condition B(1) relating to access to 

roads. Y Obtained 

20. Portion 75 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

20,9442 SG 8385/1947 T 87303/2007 

▪ Subject to a Notarial Tie with Portion 

70 

▪ Notarial Tie with Portions 5; 23; 102; 

19; 18; 6; 17; 41; 42; 68; 77; 79 & 

Remainder of Hoogekraal No 238 and 

Portions 5; 9 of the Farm BUffelsdrift 

No 227. 

▪ Condition B relating to access to roads. 

Y Obtained 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

21. Portion 76 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 6,8181 SG 8386/1947 T 15622/2009 

▪ Condition (1)(B)(1) relating to access 

to roads. 

▪ Condition 1(C) – relating to a 

permission required from the National 

Minister of Agriculture 

Y Obtained 

22. Portion 79 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

10,8128 SG 8389/1947 T 76531/2007 

▪ Condition (13)(B)(1) relating to access 

to roads. 

▪ Condition (13)(B)(3) relating to access 

to roads. 

▪ Condition (13)(B)(4) relating to access 

to roads. 

Y Obtained 

23. Remainder of 

Portion 85 of the 

Farm Hoogekraal 

No 238, Division 

George 

Mentone Eduan 

Botha 

1,7131 SG 7323-1949 T 64110/2011 

▪ Condition (B)2 – access to walls of 

dwelling on Portion 168. 

▪ Condition (B)3 – 9;45m right of way 

access 

Y N/A 

24. Portion 88 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

24,3209 SG 1605/1961 T 12590/2010 

▪ Condition 2(B)(a) – subject to a 12 feet 

right of way servitude. 

▪ Condition 2(C) – subject to 3,78m right 

of way access 

▪ Condition 2(D) – relating to a right to 

the cemetery on Portion 65. 

Y Obtained 

25. Remainder of 

Portion 90 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

3.6465 SG 1607/61 T 12590/2010 

▪ Condition 3(1)(c) – subject to 3,78m 

right of way access 

▪ Condition 3(1)(d) – relating to a right 

to the cemetery on Portion 65. 

Y Obtained 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

26. Portion 102 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

24,1751 SG 10494/1970 T 74367/2007 

▪ Condition (B)(1) relating to a right to 

use access to roads. 

▪ Condition (B)(3) relating to a right to 

use access to roads. 

▪ Condition (B)(4) relating to a right to 

use access to roads. 

Y Obtained 

27. Portion 148 Farm 

Hoogekraal No 

238, Division 

George 

Marilyn Goosen 0,7984 SG 8223/1992 T 64056/2003 

▪ Condition A(c) – subject to a right of 

way servitude, 12 feet wide. 

▪ Condition B – relating to a right to the 

cemetery on Portion 65. 

Y N/A 

28. Portion 160 of the 

Farm Hoogekraal 

No 238, Division 

George Rendeals Twenty 

CC 
15,1417 SG 2092/2002 T 45002/2003 

▪ Condition (2)(B) relating to a 10m wide 

right of way servitude. 

▪ Lifelong Habitio right for Gert Petrus 

van Zijl and/or Wilhelmina Elizabeth 

Van Zijl; 

▪ Subject to activities that may not take 

place withou the written permission of 

the applicable Roads Authority 

Y N/A 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

29. Remainder of 

Portion 168 of the 

Farm Hoogekraal 

No 238, Division 

George 

Mentone Eduan 

Botha 

3,3744  SG 3695-2002 T96924/2002 

▪ Condition 1(B)(1) relating to a right to 

access roads; 

▪ Condition 2(B)(1) relating to a right to 

access roads; 

▪ Condition 1(B)(2) – owner of Portion 

85 has access to walls of dwelling on 

Portion 168 

▪ Condition 2(B)(4) – owner of Portion 

85 has a 9,45m wide right of way over 

Portion 168. 

Y N/A 

30. Remainder of 

Portion 178 of the 

Farm Hoogekraal 

No 238, Division 

George 

Pierre Johan Du 

Toit 
15,4717 SG 4492/2004 T 14895/2013 

▪ Conditions I(d); II(d); III(d); IV(d) and 

V(d) relate to the right to use the 

cemtery on Portion 65. 
Y N/A 

31. Remainder of 

Portion 179 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 

13,9646 SG 679/2005 T 28396/2008 

▪ Condition 1(B)(1) relating to a right to 

access roads; 

▪ Condition 2(B)(1) relating to a right to 

access roads; 

▪ Notarially tied with Portions 70 nad 75 

of the Farm No 238. 

Y Obtained 

32. Portion 180 of the 

Farm Hoogekraal 

No 238, Division 

George 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 
4,1673 SG 680/2005 T 45790/2005 

▪ Condition B(1) relating to a right to 

access roads; 

▪ Condition C relating to conditions in 

favour of SANRAL (no new access 

without SANRAL permission & a 5m 

building line). 

Y Obtained 
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Property Owner Size (ha) SG Diagram Title Deed Title Deed Restrictions 
Conveyancer 

Certificate 

Bond 

Consent 

33. Remainder of 

Portion 5 of the 

Farm Buffelsdrift 

No 227, GEO 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 23,0978 SG 1638/1896 T 76531/2007 

▪ Notarial Tie with Portions 70 & 75 of 

Hoogekraal No 238 and Portion 9 of 

the Farm Buffelsdrift No 227. 
Y Obtained 

34. Ptn 9 of the Farm 

Buffelsdrift No 227, 

GEO 

Lagoonbay 

Lifestyle 

Estate(Pty)Ltd 
88,6511 SG 4501/1925 T 76531/2007 

▪ No, subject to Servitude K333/2008S 

▪ Notarial Tie with Portions 70 & 75 of 

Hoogekraal No 238 and Portion 5 of 

the Farm Buffelsdrift No 227. 

▪ Subjecto to SANRAL expropriation 

Y Obtained 
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SECTION B :  DEVELOPMENT PROPOSAL 

4. DEVELOPMENT PRINCIPLES 

The following development principles were taken into consideration during the formulation of the 

design concept: 

▪ Ensure secure ownership in a residential “on-the-farm” village for settlers with 

established tenure rights; 

▪ Re-organising of farm boundaries to establish boutique farms of ± 5 ha and larger; 

▪ Protection of environmentally sensitive resources, taking into consideration 

environmentally sensitive areas and steep slopes. 

▪ Low-impact development, protecting the Rural Character 

▪ Sustainable Infrastructure such as on-site wastewater treatment, rainwater 

harvesting, and renewable energy, to minimise environmental footprint and 

infrastructure costs. 

▪ Sustainability and Stewardship: Every design decision must prioritize environmental 

responsibility, including renewable energy, water management, low-impact 

materials, and biodiversity preservation. 

5. THE DEVELOPMENT PROPOSAL 

Hoogeland is a ±530-hectare rural development located just outside Glentana along the Garden 

Route, bordered by the Maalgate River and the Indian Ocean.  This unique setting offers an 

exceptional balance between rural living, agricultural productivity, and environmental 

conservation.  Designed as a low-impact, high-quality rural environment, Hoogeland celebrates 

the harmony between cultivated farmland, natural ecosystems, and coastal landscapes — creating 

a living environment that is both functional and inspirational. 

The application area straddles the N2 National Road and consists of 34 cadastral units, that have 

varying property sizes from 0,7984 ha to 42 ha.  The development proposal is to reorganise the 

farm boundaries to develop an agricultural settlement, consisting of small farms of ±5 ha and 

larger, together with communal equestrian facilities such as a polo field, stables, paddocks, 

dressage rings and riding trails.  The farms north of the N2 National Road will be reduced from 

six (6x) cadastral units to five (5x), and the proposed agricultural farms south of the N2 National 

Road will consists of 82 small farms, of which 31 x will have an agricultural zoning; 32 will have a 

split zoning between agriculture and conservation and 19 x will have a conservation zoning. 

Approximately 110 families who obtained confirmed permanent tenure rights on the farms (in 

terms of the in terms of the Extension of Security of Tenure Act 62 of 1997), remain scattered in 

small nodes across the application area.  These families agreed to be resettled together in a new 

rural village on the application area, as they refuse to be relocated to the urban settlements of 

George or Mossel Bay.   
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One of the farms (Remainder of Portion 66 of the Farm Hoogekraal No 238), bisects Morrison 

Road (MR 348) that forms the western boundary of the application area.  This farm will be 

subdivided along the boundary of Morrison Road, and the subdivided portion on the western part 

of Morrison Road will be consolidated with the abutting Portion 178 of the Farm Hoogekraal No 

238.   

Currently, there are existing graves that straddle Portions 85 and 168 of the Farm Hoogekraal No 

238.  Communal farm boundaries will be amended between Portions 72; 85; 88 & 168 of the Farm 

Hoogekraal No 238, to ensure that the existing graves will be on Portion 168.  After the boundaries 

have been amended, Portions 85 & 168 will not be part of the application area. 

The N2 National Road bisects three of the farms that form part of the application area (i.e. Portions 

5; 42 & 82 of the Farm Hoogekraal No 238).  These farms will be subdivided into two portions 

(north and south of the N2 National Road).  Thereafter, all farms north of the N2 National Road 

will be consolidated and re-subdivided, and all farms south of the N2 National Road will be 

consolidated to form one consolidated application area.  The consolidated application area will 

then be rezoned to a “Subdivisional Area”, and subdivided into the various properties that will 

form part of the development.  These include: 

5.1. Agricultural Properties 

A total of 87 x farms is proposed.  Eighty-one (82 x) of these farms will be south of the N2 

National Road, and part of a Homeowners Association.  Five (5x) of these farms will be 

located to the north of the N2 National Road.   

5.1.1. Farms North of the N2 National Road 

The proposed five (5x) farms north of the N2 National Road will not be part of a Home 

Owners’ Association, 

and will be utilised for 

more extensive 

agricultural purposes.  

The farms north of the 

N2 National Road will 

be reduced from six 

(6x) cadastral units to 

five (5x), and all 5x 

farms will obtain 

vehicular access off the 

existing Minor Road 

6847. The Application 

area North of the N2 

National Road 

measures ± 149.6136 

Hectares Figure 2 

shows the layout of the 

proposed new farms: 
FIGURE 2: FARMS NORTH OF N2 NATIONAL ROAD 
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5.1.2. Farms South of the N2 National Road 

A total of 82 farms is proposed South of the N2 National Road.  These will consist of 31x 

agricultural properties; 32 farms with a split zoning between agriculture and conservation, 

and 19x conservation farms.  These farms will be part of a Homeowners Association.  The 

Application area South of the N2 National Road measures ± 531.7620 Hectares The figure 

below shows the layout of the proposed new agricultural farms:  

 
FIGURE 3: PROPOSED AGRICULTURAL FARMS SOUTH OF N2 NATIONAL ROAD 

Some of the proposed new farms are bisected by water courses and aquatic buffer areas.  

The aquatic buffers were identified by an Aquatic Specialist, and the farms that are bisected 
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by the identified 35m wide aquatic buffers, will have a split zoning between “Agriculture” 

and “Conservation”.   

The proposed agricultural area south of the N2 National Road covers an area of ± 450 ha.  

This 450 ha include farms that will be zoned for Nature Conservation Area purposes.  All 

farms to the south of the N2 National Road, will be included in the Hoogeland Coastal 

Farmsteads development, and the Hoogeland Coastal Farmsteads HOA.  The split between 

the Agricultural and conservation zoning of the farms south of the N2 National Road.  

Zoning Conservation Agriculture 

Agricultural Zoning 0 166,3598 ha 

Conservation 105,0447 ha 0 

Split Zoning 74,9023 ha 99,5032 ha 

  179.947 ha 265.863 ha 

Allowed agricultural activities on these agricultural properties include orchards, vegetable 

gardens, grazing paddocks. 

5.2. Nature Conservation Areas 

Farms where more than 50% of the area have been identified as environmentally sensitive, 

will be zoned as “Open Space Zone III” (Nature Conservation Area) with only a demarcated 

footprint of 2000m² to allow the construction of a dwelling house and associated 

infrastructure.  The remaining area of the property, that doesn’t form part of the demarcated 

2000m² footprint, will be preserved as natural landscape, with trails or low-impact amenities 

designed to minimise ecological disturbance. 

According to the George Zoning Scheme Bylaw, the objective of a Nature Conservation Area 

“…is to provide for the conservation of natural resources in areas that have not been 

proclaimed as nature areas (non-statutory conservation), in order to sustain flora and fauna 

and protect areas of undeveloped landscape including woodlands, ridges, natural area, 

wetlands and the coastline…” 

The figure below shows the demarcated “Nature Conservation Area” properties (full 

conservation and conservation split zoned areas) within the proposed Hoogeland Coastal 

Farmsteads: 
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FIGURE 4: NATURE CONSERVATION AREAS 

5.3. Private Open Spaces 

Several private open spaces are proposed.  These private open spaces include communal 

recreation facilities such as equestrian facilities, stables, arenas, clubhouses, etc. designed 

to complement the development’s rural aesthetic.  The private open spaces are used as 

follows: 
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▪ Erf 86 Communal farming 

& cemetery 

▪ Erf 91 Access to Maalgate 

River 

▪ Erf 87 conservation ▪ Erf 90 dam 

▪ Erf 88 equestrian ▪ Erf 93 graves 

▪ Erf 89 equestrian ▪ Erf 94 dam 

▪ Erf 92 dam ▪ Erf 95 paddocks 

The Equestrian Facility will be a private Equestrian facility, available for the use of residents 

and members of the HOA.  The polo field and equestrian infrastructure, act as shared 

amenities and social anchors within the development — uniting the community through 

shared values of sustainability, stewardship, and connection to the land.  The figure below 

shows the layout of the Equestrian facility and polo fields. 

 
FIGURE 5: PROPOSED EQUESTRIAN FACILITY 
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Figure 6 below shows the locality of the proposed private open spaces within the proposed 

Hoogeland Farmstead: 

 
FIGURE 6: PRIVATE OPEN SPACES 

The proposed Private Open Spaces also include trail networks that connect properties.  

Equestrian paths will be designed to minimize soil compaction, erosion, and runoff. 

Existing graveyards are accommodated on private open spaces (Portions 86 & 93), and 

other open spaces contain dams that will be utilised for irrigation for agricultural purposes.   
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Figure 7 below shows some of the existing graves on the application area: 

 
FIGURE 7: EXISTING GRAVES ON PROPOSED PORTINO 93 

5.4. Hoogeland Farming Village (Group Housing) 

The proposed residential village will consist of 110 residential units that will only be available 

for those beneficiaries with established tenure rights on the application area.  This property 

is located between the N2 National Road and the railway line.  The proposal is to create a 

sustainable village with recreational facilities, communal food gardens and a community hall.  

Beneficiaries will receive a constructed house, and ownership will be via sectional title.  The 

developer will approach the Department of Land Reform for assistance with subsidies to 

construct these homes.   Figure 8 below shows the layout of the proposed farming village. 
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FIGURE 8: PROPOSED FARMING VILLAGE 

The George Municipality’s Zoning Scheme Bylaw defines an “Agri-Village” as:  

“…a private settlement of restricted size established and managed by a legal 

institution, including ancillary private utility services that is situated within an 

agricultural area and where residence is restricted to bona fide 

agricultural-workers and their dependents of the farms involved in the 

development. Security of tenure does not include right of ownership but may 

include a Trust, Communal Property Association or Sectional Title.  The 

development of agri-villages represents a partnership between farmer, 

agricultural worker and state…” 

Ideally, the village would have been an agri-village, but since not all residents are bona fide 

farm workers, the farming village does not qualify to be regarded as an “Agri-Village” as per 

the definition of the George Municipality’s Zoning Scheme Bylaw.  For this reason, it was 

decided to treat the farming village as a sectional title “group housing” development.  

The proposed group housing side that will accommodate 110 sectional title units will be 

6,4078 ha in extent, and the density of this unit calculates to a density of 17 units per ha.   

This residential village will have its own package plant to treat waste water, and the package 

plant will be managed and maintained by the HOA. 

The farming village will be developed first, and beneficiaries will first be relocated to the 

Farming Village, before the Hoogeland Coastal Farmsteads will be developed and occupied. 

5.5. Utility Services 

It is proposed that a sewer treatment package plant be construction to receive and treat 

sewage emanating from the Residential Village.  Sewage will be treated to General Limits 

to allow for the re-use of the Treated Sewage Effluent for irrigation within the development.   
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The sewer package plant will be located to the east of the proposed Residential Village 

(lower lying area) to allow a gravity fed sewer reticulation system to convey sewage to the 

package plant.  

Erf 84 is 4240m² in extent and proposed as the “utility services” site that will accommodate 

the package plant for wastewater treatment to the east of the farming village.  The figure 

below shows the proposed locality of the package plant: 

 
FIGURE 9: POSITION OF PROPOSED PACKAGE PLANT FOR WASTE WATER TREATMENT 

5.6. Place of Instruction 

The Hoogekraal Primary School is an existing school that is located on Portion 10 of the 

Farm No 238.  The existing school will be retained and accommodated on Portion 83, and 

will be 6650m² in extent. 

 
FIGURE 10: EXISTING HOOGEKRAAL PRIMARY SCHOOL ON PORTION 83 (CURRENTLY PORTION 88/238) 
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5.7. Access and Roads 

Morrison Road (MR 348) forms the western boundary of the application area.  The 32m 

wide road reserve of MR 348 that covers the application area, is subdivided as a “public 

road” and also OP 6847 that runs through the farms north of the N2 National Road.  Hence, 

two public roads are provided within the overall application area. 

Access to the proposed coastal farmstead development will be off Main Road 348 (roughly 

at kilometres 12,9, 14,2 and 15,2) to the existing minor roads.   

The coastal farm stead development will have two primary access points: one south of the 

N2 to serve the ±82 farm units and a services entrance between the main access and the 

N2 National Road.  Although the 110 agri-village units will access through the identified 

service entrance, as a worst-case scenario, a single combined access point (i.e. 

Development Access 1) was analysed, for the southern farm units and the agri-residential 

village sharing a single access. 

The proposed private roads will be constructed by the developer and maintained by a 

Homeowners Association that will be installed.  There will be 15 private roads, and these 

cover an area of ± 21,5 ha.  Road reserves will either be planted with horticultural crops or 

mowed and baled. 

Some of the new subdivided farm portions south of the N2 National Road will obtain access 

via new, private right of way servitudes.  These proposed servitudes are indicated on the 

layout plan, and include: 

▪ Access to proposed Portion 82, via proposed Portion 12; 

▪ Access to proposed Portion 21, via proposed Portion 19; 

▪ Access to Portion 187 of Farm No 238, via proposed Portion 35; 

▪ Access to proposed Portion 39, via proposed Portions 38 & 40; 

▪ Access to proposed Portion 44, via proposed Portion 43; 

▪ Access to the eastern portion of proposed Portion 57, via proposed Portion 56; 

 

The registration of these right of way access servitudes are exempted from a formal 

subdivision application. 
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FIGURE 11: PROPOSED PUBLIC AND PRIVATE ROADS 

The access positions and layout of the proposed private roads within the coastal farmstead 

development is shown in the figure above: 

All roads in the application area within the proposed farmsteads will be private roads.  There 

are existing proclaimed roads that will be deproclaimed, closed and retained as private 

streets.  These proclaimed roads are: 

▪ a portion of OP 6847; 

▪ OP 6848; 

Main 

Entrance 

Service 

Entrance 
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▪ OP 6844; 

▪ OP 6847; 

▪ OP 6846; 

▪ OP 6843 and 

▪ OP 6842.   

Preliminary discussions with the Provincial Roads Authority confirmed that as long as no 

landowner’s right to access is affected, and right of way servitudes are registered, there is 

in principle, no objection to the proposed de-proclamation of these roads.  Refer to 

ANNEXURE K for a copy of this correspondence. 

All properties that are located outside the application area, that obtain access via the 

application area, from roads that will be deproclaimed, will obtain access through the 

development with new right of way accesses.  These include: 

▪ 22/238 

▪ 53/238; 

▪ 54/238; 

▪ 55/238; 

▪ RE/80/238; 

▪ RE/81/238; 

▪ 101/238; 

▪ 187/238; 

As Morrison Road and Main Road are under the jurisdiction of the Western Cape 

Government, all access spacing will comply with the Western Cape Access Management 

Guidelines (2020), to be confirmed during the detailed design phase of the internal road 

network for the development area.  

The locality of the proclaimed roads that is proposed for deproclamation is shown in the 

figure below: 
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FIGURE 12: PROCLAIMED ROADS TO BE DEPROCLAIMED 

An existing railway line runs through the application area.  The railway line runs in an 

east/west direction through the application area, and will form the northern boundary of the 

proposed farm steads.  The proposed rural village will be located to the north of the railway 

line, and an existing railway crossing exists at a point near the communal boundary of 

Portion 23 and Portion 5 of the Farm Hoogekraal No 238.  The coordinates of this crossing 

are at 341’31.93” S and 2219’55.64” E.  The figure below shows the existing railway 

crossing that will be retained.   
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FIGURE 13: EXISTING RAILWAY CROSSING AT PORTIONS 23 & 5 OF THE FARM HOOGEKRAAL NO 238 

Another railway crossing exists to the north of the Hoogekraal Primary School on Portion 64 

of the Farm Hoogekraal No 238.  The coordinates of this crossing are at 341’41.75” S and 

2219’23.98” E.  This existing railway crossing will be retained and will be the access to the 

proposed new Hoogekraal Farming Village.   

5.8. Architectural Design Guidelines 

Nuvorm Architects and Urban Designers was appointed to prepare Urban Design 

Guidelines for Hoogeland Coastal Farmsteads and Hoogeland Farming Village.  A copy of 

these guidelines is attached as ANNEXURE L. 
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5.9. Governance and Management Structure 

The proposed Development comprises an Agri component and a Village component within 

one coordinated land-use framework.  Both components are structured to function as a 

unified development entity, served and governed by a single Master Owners’ Association 

(MOA) established in terms of the municipal by-law.  The intention is to secure long-term 

governance certainty, sustainable maintenance, integrated service delivery and uniform 

development standards across the entire Development. 

The Village component will be registered as a sectional title scheme. A body corporate will 

be created as required under the Sectional Titles Schemes Management Act. The functions 

and powers of the body corporate will be assigned to the MOA and all management and 

control functions relating to services, maintenance standards, architectural compliance and 

infrastructure oversight will be transferred to the MOA. 

Village unit owners will not contribute levies to the MOA. Instead, government grants and 

subsidies applicable to the Village will be used first and any shortfall will be funded by the 

MOA. This cross-support model ensures that the Village is maintained to prescribed 

standards and remains aligned with the Agri component in appearance, environmental 

quality and service performance. It avoids the risk of decline in the Village and secures 

consistent living conditions across the Development. 

The MOA will approve all building and alteration plans, enforce architectural and 

environmental rules, control infrastructure standards and oversee on-site compliance. 

This coordinated governance approach protects the development investment, supports 

responsible land-use planning and ensures that the Village remains fully functional and well-

maintained. It also provides the municipality with assurance that the Development will 

remain orderly, financially sustainable and environmentally responsible over time.  A copy 

of the draft management structure is attached as ANNEXURE M 

6. STATUTORY SPECIFICATIONS 

The statutory specifications of the land development application include the following: 

6.1. Subdivision and Consolidation: Portions 66 & 178 

One of the farms (Remainder of Portion 66 of the Farm Hoogekraal No 238), bisects Morrison 

Road (MR 348) that forms the western boundary of the application area.  This farm will be 

subdivided along the boundary of Morrison Road, and the subdivided portion on the western 

part of Morrison Road will be consolidated with the abutting Portion 178 of the Farm 

Hoogekraal No 238.   

The proposed subdivision and consolidation are shown in is shown in Figure 14 below, and 

attached as Plan 7: 
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FIGURE 14: PROPOSED SUBDIVISION AND CONSOLIDATION OF PORTION 66 OF FARM NO 238 

Portion 66 of the Farm Hoogekraal No 238, Division George, will be subdivided into two 

portions: (Portion A = ± 4,7737 ha) and a Remainder, in terms of Section 15(2)(d) of the 

Land Use Planning Bylaw for George Municipality, and simultaneously, Portion A of Portion 

66 of the Farm Hoogekraal No 238, Division George, with Portion 178 of the Farm 

Hoogekraal No 238, Division George, in terms of Section 15(2)(e) of the Land Use Planning 

Bylaw for George Municipality.   

6.2. Subdivision and Consolidation: Portions 65; 72; 85; 88 & 168 

There are existing graces that straddle Portions 65 and 168 of the Farm Hoogekraal No 238.  

Portions 85 and 168 will not form part of the coastal farmstead development, but the owners 

agreed to amend the common property boundaries to ensure that the existing graves are 

all located on Portion 168, that will not be part of the HOA.  In order to ensure that Portions 

85 and 168 are more or less the same size than before the boundary amendments, a Portion 

of Portion 88 will be subdivided off and consolidated with Portion 85.  Portion 85 will be 

subdivided into three (3x) portions, and Portion A of Portion 85 will be consolidated with 

Portion 72 to the north, and Portion B of Portion 85 will be consolidated with Portion 88 to 

the west. 

The proposed amended boundaries between Portions 65; 72; 85; 88 & 168 of the Farm 

Hoogekraal no 238 is shown in Figure 15 below, and attached as Plan 8. 
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FIGURE 15: PROPOSED SUBDIVISION AND CONSOLIDATION OF PORTIONS 72; 85; 88 & 168 

6.3. Subdivision and Consolidation: Portions 5; 42 & 82 

The N2 National Road bisects Portions 5; 42 and 82 of the Farm Hoogekraal No 238.  The 

farms north of the N2 National Road will not be part of the Hoogeland Coastal Farmsteads 

development, and therefore these farms have to be subdivided in accordance with the N2 

National Road alignment.  The farms to the north of the N2 will be consolidated and the 

farms of the south on the N2 National Road will be consolidated.  Figure 16 below shows 

the proposed subdivisions. 

 
FIGURE 16: PROPOSED SUBDIVISION AND CONSOLIDATION OF PORTIONS 5; 42 & 82 
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Figure 17 below shows the proposed consolidation of the farms north of the N2 National 

Road.   

 
FIGURE 17: PROPOSED CONSOLIDATION OF PORTIONS 5 & 9 OF FARM 227 & PORTIONS A OF 82; 42 & 5 

OF FARM 238 

6.4. Consolidation of all Farms South of the N2 National Road 

The 34 land parcels south of the N2 National Road, will form the application area for the 

“Hoogeland Coastal Farmsteads”.  These portions will be consolidated into one property, to 

create a consolidated farm of ± 534.4599 ha.  Application for this consolidation is made in 

terms of Section 15(2)(e) of the Land Use Planning Bylaw for George Municipality.   

The consolidation plan is attached as Plan 13.  The proposed consolidation is shown in the 

figure below: 
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FIGURE 18: PROPOSED CONSOLIDATION ALL FARMS SOUTH OF THE N2 NATIONAL ROAD 

6.5. Rezoning to Subdivisional Area 

The George Zoning Scheme Bylaw states that a subdivisional area overlay (SAO) zoning 

designates land for future subdivision with development rights by providing development 

directives through specific conditions as approved in terms of this By-law.  The SAO zoning 

confirms the principle of development and acceptance of future subdivision of land; but not 

the detailed layout, which will be determined when an actual application for subdivision is 

approved. 
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Application is therefore made for the rezoning of the consolidated Farm from “Agriculture 

Zone I” and “Business Zone III” to a “Subdivisional Area” overlay zone, consisting of 63 x 

small farms (31 x agriculture and 32x split zoning between agriculture and conservation); 

1x group housing erf; 1x Utility Service erf, 1x Place of instruction erf; 10x private open 

space erven; 19x Nature Conservation Area farms; 15x private street erven; and a public 

street, in terms of Section 15(2)(a) from the Land-Use Planning By-Law for George 

Municipality, 2023. 

6.6. Proposed Subdivision 

The proposal is to subdivide the subdivisional area south of the N2 National Road into 111 

x portions, as per Plan 12: Layout Plan07.  Application is made for the subdivision of the 

Consolidated farm, in terms of Section 15(2)(d) Land Use Planning Bylaw for George 

Municipality, 2023, into the following land uses as indicated on the layout plan Pr24/70 

F238Layout07; 

▪ 31 x “Agriculture Zone I” properties; 

▪ 32 x properties with a split zoning between “Agriculture Zone I” & “Open Space 

Zone III” 

▪ 1 x “General Residential Zone II” property; 

▪ 1 x “Utility Zone” property; 

▪ 1 x “Community Zone I” property; 

▪ 10 x “Open Space Zone II” properties; 

▪ 19 x “Open Space Zone III” properties; 

▪ 15 x “Transport Zone III” properties; 

▪ 1x “Transport Zone II” property; 

6.7. Consent Use 

In order to allow the existing cemeteries on the application area, application is made for a 

consent use on proposed Portions 86 & 93; in terms of Section 15(2)(o) of the Land-Use 

Planning By-Law for George Municipality, 2023, to allow existing cemeteries.  

6.8. Removal of Restrictive Title Deed Conditions 

Condition 1(I)(b)(i) in Title Deed No T76531/2007 states that: “…That all roads shown 

on the diagrams of the respective portions and properties are to remain free and open for 

the use of the respective Transferees and their successors in title…” This road is now one 

of the proclaimed Minor Roads (OP 6846), that will be deproclaimed as part of this 

development application, and that will be replaced by a private road, and right of way 

servitudes for the affected surrounding landowners. 

Condition 3(III) in Title Deed No T76531/2007 states that: “…Kragtens No. Akte No. 

643/1958 gedateer 29/7/1958 is die Restant van Gedeelte van Perseel 5 van die Plaas 

Hoogekraal – 67.8579 morge hieronder gehou (para 2) (a) ONDERHEWIG aan ‘n 20 voet 
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wye reg van weg gemerk j.k.l.m. op Kaart No. 11946/48 van die hierna vermelde Gedeelte 

84 ten Gunste van Gedeeltes 83 and 84 van die plaas Hooge Kraal hede getransporteer 

kragtens Transportakte No. 15445/1958 en (b) GEREGTIG op ‘n serwituut pad 20 voet wyd 

oor gesegde Gedeelte 83 en 84 en gemerk m.n. en o.n. onderskeidelik op Kaart No.’s 

11945/48 en 11946/48daaraan, soos meer volledig sal blyk uit verwysing na gesegde Not. 

Akte...”  This road is now one of the proclaimed Minor Roads (OP 6844), that will be 

deproclaimed as part of this development application, and that will be replaced by a private 

road, and right of way servitudes for the affected surrounding landowners. 

Condition 4(B)(I) in Title Deed No T76531/2007 states that: “…all road shown on the 

Diagram of the respective portions and properties are to remain free and open for the use 

of the respective transferees and their successors in title…”  This road is now one of the 

proclaimed Minor Roads (OP 6843), that will be deproclaimed as part of this development 

application, and that will be replaced by a private road, and right of way servitudes for the 

affected surrounding landowners. 

Condition 11(A) in Title Deed No T76531/2007 states that:  “…That F.H.B Botha and 

his successors in title as the registered owner of the properties known respectively as (a) 

Platklip and (b) remaining extent of portion Buffelsdrift, transferred on this day No. 6327 

shall have a right of way by the existing road over the and hereby transferred , as indicated 

on the Diagram of the said land…..”  This road is now one of the proclaimed Minor Roads 

(OP 6847), that will be deproclaimed as part of this development application, and that will 

be replaced by a private road, and right of way servitudes for the affected surrounding 

landowners. 

Condition B(I) in Title Deed T70603/1999 states that: “… Die paaie aangetekend op 

al die kaarte van die van die restant van die gesegde plaas HOOGEKRAAL hede aan 

bogemelde mede-eienaars getransporteer, en die pad gemerk “KOENS RUG PAD” op die 

originele Kaart van gesegde plaas HOOGEKRAAL toegeken aan R.O. Scott en andere op 

26ste Junie 1886 (George Erfpagte Boekdeel 13 nr. 8) en lopende deur die Spoorweg Hekkie 

en deur die grenslyn soos getoon op die Kaart van Lot 6 hede aan Daniel Cornelius 

Terblanche getransporteer nr. 10934 (en daarop gemerk “Servituut Pad”), die na die 

eiendomme van al die gesegde mede-eienaars gaan sal bly en die wydte daarvan sal ag 

tree wees, maar by die draaie waar die pad afdraai uit die grootpad op Lot nr. 8 hede aan 

Marthinus Christoffel Barnard getransporteer nr. 10936 na die resterende gedeelte van 

gesegde plaas HOOGEKRAAL hede aan Gilbert Francis Stewart Nortier getransporteer te 

word en op Lot nr 10 hierby aan Theunis Johannes Barnard getransporteer na Lot nr. 11 

hede aan James Izaak Barnard getransporteer te word sal daar ‘n wydte gegee word sodat 

daar gedraai kan word met ‘n span trekgoed. Hierdie paaie sal bly as trekpad en rypad, en 

sal wees vir die wederkerige gebruik van bogenoemde eienaars, hulle families, diensknegte, 

agente, erfgename, en die opvolgers in titel….”  This road is now one of the proclaimed 

Minor Roads (OP 6844), that will be deproclaimed as part of this development application, 

and that will be replaced by a private road, and right of way servitudes for the affected 

surrounding landowners. 

Condition B(II) in Title Deed T70603/1999 states that: “…“Die gesegde James Izaak 

Barnard as eienaar van Lot 11, hede aan hom getransporteer te word, Theunis Johannes 
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Barnard as eienaar van Lot nr. 10 hierby getransporteer en te gesamentlike Boedel van wyle 

Christian Jacobus Barnard en nablywende eggenote Maria Magdalena Barnard (gebore 

Kuyler) vroer Barnard en nou getroud sonder gemeenskap van goedere met James Izaak 

Barnard se eienaar van Lot nr. 9 hede aan gesegde Boedel getransporteer nr. 10937 

respektiewelik, en hulle opvolgers in titel sal die gebruik hê van die suiping aangetekend op 

Kaart van Lot nr. 8 hede aan gesegde Marthinus Christoffel Barnard getransporteer nr. 

10936 en wel in die GROOT BRAK KLOOF, vir hulle vee met reg van toegang en terug gang 

daarheen…” This road is now one of the proclaimed Minor Roads (OP 6844), that will be 

deproclaimed as part of this development application, and that will be replaced by a private 

road, and right of way servitudes for the affected surrounding landowners. 

Condition 2(B) in Title Deed No T 779/1999 states that: “… Die paaie aangetekend op 

al die kaarte van die van die dele van die restant van gesegde plaas HOOGEKRAAL hede 

aan bogenoemde mede-eienaars getransporteer, en die pad gemerk “KOENS RUG PAD” op 

die originele Kaart van gesegde plaas HOOGEKRAAL toegeken aan R.O. Scott en andere op 

26ste Junie 1886 (George Erfpagte Boekdeel 13 nr. 8), en lopende deur die Spoorweg 

Hekkie en langs die grenslyn soos getoon op die Kaart van Lot 6 hede aan Daniel Cornelius 

Terblanche getransporteer nr. 10934 (en daarop gemerk “Serwituut Pad”), die na die 

eiendomme van al die gesegde mede-eienaars gaan sal bly en die wydte daarvan sal ag 

tree wees, maar by die draaie waar die pad afdraai uit die grootpad op Lot 8 hede aan 

Marthinus Christoffel Barnard getransporteer No. 10936 na die resterende gedeelte van 

gesegde plaas HOOGEKRAAL hierby aan Gilbert Francis Stewart Nortier getransporteer en 

op Lot No. 10 hede aan Theunis Johannes Barnard getransporteer NO. 10938 na Lot No 11 

hede aan James Izaak Barnard getransporteer No. 10939 sal daar ‘n wydte gegee word 

sodat daar gedraai sal word met ‘n span trekgoed. Hierdie paaie sal bly as trekpad en rypad, 

en sal wees vir die wederkerige gebruik van bogenoemde eienaars, hulle families, 

diensknegte, agente, erfgename, en die opvolgers in titel…”  This road is now one of the 

proclaimed Minor Roads (OP 6844), that will be deproclaimed as part of this development 

application, and that will be replaced by a private road, and right of way servitudes for the 

affected surrounding landowners. 

Condition 1(c) in Title Deed T 66591/2008 of Portion 64, states that: “…Aan die serwituut 

wat betref ‘n 12 voet reg van weg ten opsigte waarvan die volgende verwysing op 12 Maart 

1909 geëndosseer is op bogenoemde Grondbrief as volg… “The land under this Title Deed 

if subject to the Deed of Agreement dated 21st November, 1908 of which copy is attached…”  

This road is now one of the proclaimed Minor Roads (OP 6844), that will be deproclaimed 

as part of this development application, and that will be replaced by a private road, and 

right of way servitudes for the affected surrounding landowners. 

Condition A(c) of Title Deed No T12589/2010 states that: “…To a servitude of right 

of way 3,78 metres…”  This road is now one of the proclaimed Minor Roads (OP 6843), that 

will be deproclaimed as part of this development application, and that will be replaced by a 

private road, and right of way servitudes for the affected surrounding landowners. 

Condition (c) in Title Deed No T 4069/2010 states that: “…a 3,66 metre servitude right 

of way reference to which appears from an endorsement dated 12 March 1909…”  This road 

is now one of the proclaimed Minor Roads (OP 6842), that will be deproclaimed as part of 
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this development application, and that will be replaced by a private road, and right of way 

servitudes for the affected surrounding landowners. 

Condition (3) in Title Deed No T 4069/2010 states that: “…onderhewig aan die 3,78 

meter serwituut reg van weg waarna verwys word in die aantekening gedateer 12 Maart 

1909 op voormelde Grondbrief…” This road is now one of the proclaimed Minor Roads (OP 

6842), that will be deproclaimed as part of this development application, and that will be 

replaced by a private road, and right of way servitudes for the affected surrounding 

landowners. 

Condition B(1) in Title Deed No T87304/2007 states that: “…That all roads shown on 

the diagrams of the respective portions and properties are to remain free and open for the 

use of the respective Transferees and their successors in title…” These roads relate to the 

proclaimed roads that will be deproclaimed, and that will be replaced by a private road, and 

right of way servitudes for the affected surrounding landowners. 

Condition 1(B) in Title Deed No T 12590/2010 states that: “…That all roads shown on 

the diagrams of the respective portions and properties are to remain free and open for the 

use of the respective Transferees and their successors in title…” These roads relate to the 

proclaimed roads that will be deproclaimed, and that will be replaced by a private road, and 

right of way servitudes for the affected surrounding landowners. 

Condition B(1) in Title Deed No T19705/2008 states that: “…That all roads shown on 

the diagrams of the respective portions and properties are to remain free and open for the 

use of the respective Transferees and their successors in title…” These roads relate to the 

proclaimed roads that will be deproclaimed, and that will be replaced by a private road, and 

right of way servitudes for the affected surrounding landowners. 

Condition B in Title Deed No T87303/2007 states that: “…That all roads shown on the 

diagrams of the respective portions and properties are to remain free and open for the use 

of the respective Transferees and their successors in title…” These roads relate to the 

proclaimed roads that will be deproclaimed, and that will be replaced by a private road, and 

right of way servitudes for the affected surrounding landowners. 

Condition (1)(B)(1) in Title Deed No T15622/2009 states that: “…That all roads 

shown on the diagrams of the respective portions and properties are to remain free and 

open for the use of the respective Transferees and their successors in title…” These roads 

relate to the proclaimed roads that will be deproclaimed (OP6844), and that will be replaced 

by a private road, and right of way servitudes for the affected surrounding landowners. 

Condition (13)(B)(1) in Title Deed No T76531/2007 states that: “…That all roads 

shown on the diagrams of the respective portions and properties are to remain free and 

open for the use of the respective Transferees and their successors in title…” These roads 

relate to the proclaimed roads that will be deproclaimed (OP6844), and that will be replaced 

by a private road, and right of way servitudes for the affected surrounding landowners. 

Condition (13)(B)(3) in Title Deed No T76531/2007 states that: “…the owners of Lot 

A4, C4 and the said Lot 5, and their successors in title, shall give the owner of Lot B4 a road 
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for the driving of stock (Jaagd pad) from a point on the road known as “Guano gat” road to 

a point on the “Maalgaten” road, upon the special condition that should the owner of Lot B4 

at any time make use of the road shown on the diagrams of Lots B4, A4, and the remaining 

extent of Lot 4, as running through the respective properties between the point where it 

crosses the boundary between Lot 3 of Hoogekraal and the remaining extent of Lot 4, and 

the point where it crosses the southern boundary of Lot A4 then the said road for livestock 

shall be closed…” 

Condition (13)(B)(4) in Title Deed No T76531/2007 states that: “…the owner of the 

remaining extent of Lot 4 shall give the respective Transferees and their successors in title 

a road 30 feet wide from the common beacon between Lot 3 and Lot 4 at or near the gate 

of the “Guano gat” road to a point to a point where it again joins the “Guano Gat” road on 

Lot B4….” 

Condition 2(B) in Title Deed No T12816/1994 states that: “…Die paaie aangetekend 

op al die kaarte van die van die restant van die gesegde plaas HOOGEKRAAL hede aan 

bogemelde mede-eienaars getransporteer, en die pad gemerk “KOENS RUG PAD” op die 

originele Kaart van gesegde plaas HOOGEKRAAL toegeken aan R.O. Scott en andere op 

26ste Junie 1886 (George Erfpak Boekdeel 13 nr. 8) en lopende deur die Spoorweg Hekkie 

en deur die grenslyn soos getoon op die Kaart van Lot 6 hede aan Daniel Cornelius 

Terblanche getransporteer nr. 10934 (en daarop gemerk “Servituut Pad”), die na die 

eiendomme van al die gesegde mede-eienaars gaan sal bly en die wydte daarvan sal ag 

tree wees, maar by die draaie waar die pad afdraai uit die grootpad op Lot nr. 8 hede aan 

Marthinus Christoffel Barnard getransporteer nr. 10936 na die resterende gedeelte van 

gesegde plaas HOOGEKRAAL hede aan Gilbert Francis Stewart Nortier getransporteer te 

word en op Lot nr 10 hierby aan Theunis Johannes Barnard getransporteer na Lot nr. 11 

hede aan James Izaak Barnard getransporteer te word sal daar ‘n wydte gegee word sodat 

daar gedraai kan word met ‘n span trekgoed. Hierdie paaie sal bly as trekpad en rypad, en 

sal wees vir die wederkerige gebruik kan bogenoemde eienaars, hulle families, diensknegte, 

agente, erfgename, en die opvolgers in titel...”  These roads relate to the proclaimed roads 

that will be deproclaimed (OP6844), and that will be replaced by a private road, and right 

of way servitudes for the affected surrounding landowners. 

Condition B(4) in Title Deed No T64110/2011 states that: “…That the owner of the 

remaining extent of Lot 4 shall give the respective Transferees and their successors in title 

a road 9,45 metres wide from the common beacon between Lot 3 and Lot 4 at or near the 

gate of the “Guano gat” road to a point to a point where it again joins the “Guano Gat” road 

on Lot B4….” These roads relate to the proclaimed roads that will be deproclaimed 

(OP6843), and that will be replaced by a private road, and right of way servitudes for the 

affected surrounding landowners. 

Conditions 2(B)(a) & and Condition 2(C) in Title Deed No T12590/2010 relate to a 

12-feet right of way servitude and a 3,78m right of way access, respectively.  These roads relate 

to the proclaimed roads that will be deproclaimed (OP6843 & OP 6844), and that will be 

replaced by a private road, and right of way servitudes for the affected surrounding 

landowners. 
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Condition 3(1)(c) in Title Deed No T12590/2010 relates to a 3,78m right of way access.  

This road relates to the proclaimed road that will be deproclaimed (OP6843), and that will 

be replaced by a private road, and right of way servitudes for the affected surrounding 

landowners. 

Condition A(c) in Title Deed No T64056/2003 relates to a 12 feet wide right of way 

servitude.  This road relates to the proclaimed road that will be deproclaimed (OP6844), 

and that will be replaced by a private road, and right of way servitudes for the affected 

surrounding landowners. 

Condition (2)(B) in Title Deed No T45002/2003 relates to a 10m wide right of way 

servitude.  This road relates to the proclaimed road that will be deproclaimed (OP6844), 

and that will be replaced by a private road, and right of way servitudes for the affected 

surrounding landowners. 

Condition 2(B)(4) in Title Deed No T96924/2002 relates to a 9.45m wide right of way 

servitude over Portion 168.  This condition becomes redundant, as the property will have 

access from all internal roads in the development. 

Conditions 1(B)(1) & 2(B)(1) in Title Deed No T96924/2002 relates to right of way 

servitudes on roads that are now proclaimed roads that will be deproclaimed, and that will 

be replaced by private roads, and right of way servitudes for the affected surrounding 

landowners. 

Condition 1(B)(1) & Condition 2(B)(1) in Title Deed No T28396/2008 relating to a 

right to, and subject to access roads.  These roads relate to the proclaimed roads that will 

be deproclaimed (OP6843 & 6846), and that will be replaced by a private road, and right of 

way servitudes for the affected surrounding landowners 

Condition B(1) in Title Deed No T45790/2005 relates to a right to access roads.  These 

roads will be deproclaimed (OP6843), and will be replaced by a private road, and right of 

way servitudes for the affected surrounding landowners outside the proposed farmstead 

development. 
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SECTION C :  ENGINEERING AND INFRASTRUCTURE SERVICES 

7. CIVIL SERVICES 

EDS Structural, Civil and Transportation Engineers was appointed to investigate the 

provision of civil services and to prepare a civil services report for this proposed development.  A 

copy of this report is attached as ANNEXURE N.  This report concluded the following: 

7.1. Water Supply 

The application area has existing water extraction rights, and a process to verify the 

extraction rights for each farm that form part of the application area, is underway.   

The existing farms have a combined annual water allocation of approximately 1,88 million 

M³/year, for agricultural use, inclusive for households.  Potable water will be purified by the 

property owners’ association to be equitably redistributed to all properties at a rate of 2 

kl/u/d.  Individual properties can store water in tanks on site for peak use. Irrigation water 

will be distributed untreated through a separate system to all the cultivated fields, vineyards, 

orchards, and watering points for agricultural use.  Wastewater will be treated on site on 

each of the new farms south of the N2 through conservancy tanks connected to treatment 

systems which are owned and operated privately on site by each owner. 

7.1.1. Proposed water abstraction, treatment and distribution 

Existing water abstraction facilities from the Maalgate River is available on site in 

line with the Existing Lawful Use water rights on site. It is proposed that these 

facilities be utilised to abstract water from the Maalgate river to a central dam. Water 

will be pumped from the holding dam to a central water treatment and distribution 

point that will be located in the northern portion of the site just to the south of the 

existing railway line. 

It is proposed that a buffer tank be installed at this location from where water will 

be undergo a filtration process as a first treatment process. Water to be supplied to 

the residential village will subsequently purified to potable water standards and 

supplied to the residential village via a proposed pump station. 

Filtered water will be supplied from this location to each of the 5 ha farms via a 

newly constructed pump station. The bulk reticulation to each of the farms will follow 

the proposed roads and erf connections will be provided to each farm. 

It is proposed that a minimum allocation of 7 kL per day will be provided to each 

farm. It will be a requirement to provide a storage tank of at least 10 kL for the 

storage of water. Each farm will be responsible for its own treatment of filtered 

water to potable standards for the water supplying the house. 

Water for irrigation purposes can be distributed directly from each farm’s storage 

tank to the required areas. 
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7.1.2. Post Development Water Demand 

The following minimum demands are estimated for the proposed farming 

development: 

 
FIGURE 19: MINIMUM POST DEVELOPMENT WATER DEMAND 

7.2. Sanitation 

7.2.1. Existing Sewer Drainage 

There is currently no formal sewer drainage system on the application area.  It is 

expected that each of the existing dwellings on site is service by individual septic 

tank and French drain systems. 

7.2.2. Sewage treatment for Residential Village 

It is proposed that a sewer treatment package plant be construction to receive and 

treat sewage emanating from the Residential Village.  Sewage will be treated to 

General Limits to allow for the re-use of the Treated Sewage Effluent for irrigation 

within the development. 

Treated Sewage Effluent will be discharged into a newly constructed reservoir from 

where it will be distributed for irrigation of general areas under the management of 

the Home Owner’s Association. 

The sewer package plant will be located to the east of the proposed Residential 

Village (lower lying area) to allow a gravity fed sewer reticulation system to convey 

sewage to the package plant.  The locality of the proposed package plant is shown 

in Figure 9, under Par 5.5 of this report. 

The Home Owners Association will be responsible for the operations and 

maintenance of the sewage package plant. 

Regular quality monitoring will be conducted to ensure that Treated Sewage Effluent 

conforms to the required quality standards. 
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7.2.3. Sewage treatment for 5 ha farms 

It is proposed that each 5 ha farm will be responsible for its own sewage treatment 

on site. It is proposed that the treatment be done via a septic tank and bio-filtration 

by means of an artificial wetland for additional treatment. 

7.3. Storm Water Management 

7.3.1. Existing Storm Water Drainage 

The existing stormwater on the Application Site consists only of local stormwater 

crossings of District Roads. There is also a series of drainage lines and dams on the 

farm that conveys the majority of the stormwater to the south (the ocean) and the 

east (the Maalgate River). Smaller portions of the site drains towards Morrison Road 

in the west and towards the N2 in the via existing culvert structures beneath the 

railway line just to the south of the N2. This water also ultimately drains towards 

the Maalgate River in the east. 

7.3.2. Storm Water Management 

The stormwater on site is currently discharged to into the Indian Ocean. The 

northern catchments are discharged via culvert structures beneath the Transnet 

railway line to the north from where it is conveyed via an earth channel to the 

Maalgate River and ultimately into the ocean. 

Catchments located in the north-eastern portion of the site discharges via culvert 

structures beneath the Transnet railway line and directly into the Maalgate River and 

ultimately into the ocean. 

The proposed development will utilise the existing internal topography resulting in 

catchment delineations remaining the same post development.  Low water crossings 

will be constructed on the roads to allow for stormwater to continue with overland 

flow to existing defined drainage lines. 

Although there may be a slight increase in stormwater runoff (less than 10%) due 

to the proposed sub-division and rezoning, the functioning of the stormwater system 

will remain as is. 

7.3.3. Estimated Existing and Post-development stormwater runoff 

The development does not constitute any significant increase in stormwater runoff 

as the majority of the application site remains farmland (Agricultural I). 

There are approximately 110 families currently living on the proposed application 

site.  These 110 families will be relocated to a village situate between the railway 

line and the N2 freeway.  The existing structures will be demolished to create the 

proposed 5 ha farms.  Each 5 ha farm will be limited to a footprint of hardened 

surface of 2000 m². This constitutes only 4% of the area to be impacted by the 

development. 
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The implementation of rainwater harvesting for irrigation purposes will assist in 

reducing stormwater runoff from the roofs of future farmhouses and mitigate the 

4% increase in hardened surfaces.  There is a series of dams on site will also assist 

with acting as a buffer to reduce peak flows that will be discharged from the site. 

The residential village portion of the site comprises of a land area of approximately 

4 ha. This is very low density and a runoff coefficient of 0.45 is expected resulting 

in some additional runoff from the site. Stormwater from this area will be discharged 

to the north- and south-east to a natural drainage line that ultimately discharges 

into the Maalgate River. 

7.3.4. Railway line culvert crossing capacities 

There are several existing culvert crossings beneath the Transnet railway line that 

intersects the site.  The table below indicates the 2 and 20 year return period runoffs 

and the corresponding capacity of the culvert at the discharge locations: 

 
FIGURE 20: RAILWAY CROSSING CULVERT CAPACITIES 

From the table above it can be seen that there is adequate capacity in the culvert 

crossings to convey stormwater beneath the railway line to the drainage channel 

parallel to the N2 National Road. 

7.3.5. Stormwater Management and Site Interventions 

The proposed consolidation, rezoning and sub-division will result in a minor increase 

in stormwater runoff (less than 10%).  To alleviate the slight increase the following 

measures will be implemented: 

▪ Development footprint of hardened surfaces will be limited to 2000 m2 

per 5 ha farm. This is only 4% of each farm  

▪ Rainwater harvesting will be implemented at all new dwellings  

▪ Increased farming activities and irrigation will result in more water 

being abstracted from the existing dams on site.  There will therefore 

be additional attenuation capacity in the dams on site further 

decreasing the total runoff from the site. 

▪ Low water crossings on new roads will be constructed to ensure that 

the stormwater system will continue to operate in a sustainable 

manner. 
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7.4. Conclusions and Recommendations 

The Civil Services investigation concluded that: 

(i) There are no existing water and sanitation services on site. 

(ii) The application area has ample water extraction rights, and these extraction 

rights, will be reallocated between all the new farms. 

(iii) A package plant will be installed to service the residential farmin gvillage, and 

each 5ha farm will be providing their own on-site sewage treatment. 

(iv) There are existing roads and adequate stormwater infrastructure in the 

precinct to the application area. 

8. ELECTRICAL SERVICES 

Neil Lyners & Associates (Pty)Ltd Consulting Electrical Engineers was appointed to investigate 

the provision of electrical services and to prepare an electrical services report for this application.  

A copy of this report is attached as ANNEXURE O.  This report concluded that: 

8.1. Electrical Load Estimate 

The anticipated electrical load for this total development is 2919.2 kVA. 

8.2. Existing Electrical Capacity 

The specific area to be developed falls into the electricity supply area of Eskom, and bulk 

services will therefore be provided from the nearest Eskom network with adequate capacity.  

There are existing overhead lines on the site, which feed existing connections. 

8.3. Bulk Electrical Services Details 

The medium voltage network will be upgraded to provide a connection point near the 

boundary of each farm in the development. The medium voltage network will consist of 

overhead lines and transformers. 

The existing overhead 11kV lines across the development, which cannot be re-used will be 

removed. 

8.4. Internal Electrical Services Details 

Internal low voltage services will be done for the residential units, the polo club and school.  

All owners of farms will have to apply for a low voltage connection at Eskom. 

9. TRAFFIC IMPACT ASSESSMENT 

EDS Structural, Civil and Transportation Engineers was appointed to conduct a Traffic 

Impact Assessment for the proposed development on the application area.  A copy of this Traffic 

Impact Assessment is attached as ANNEXURE P to this report.  
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The “South African Traffic Impact and Site Traffic Assessment Manual” (TMH 16 Version 1.0 of 

August 2012) was used to define the extent of the study area.  In line with the manual, analyses 

are required for both the base year and a five-year horizon year.   This Traffic Impact Assessment 

concluded that: 

9.1. Existing Access and Road Network 

The application area is located south of the N2 National Road, a Class 1 roadway under 

jurisdiction of SANRAL.  Morrison Road and Main Road (Western Cape Government Main 

Road MR00348), a Class 2 road, traverses to the west of the development site and is under 

the jurisdiction of Western Cape Government as Approving Authority and George 

Municipality as Roads Authority. 

9.2. Future Access and Road Network 

There are currently no planned external road network changes or upgrades expected to 

impact the proposed development.  The final alignment of internal roads will be determined 

during the geometric roadway design process as part of the detailed Site Development Plan. 

The development will have a single primary access point south of the N2 to serve the ±81 

farms.  Although the agri-village units will access through the identified service entrance, as 

a worst-case scenario, a single combined access point (i.e. Development Access) was 

analysed for the southern farm units and the agri-residential village sharing a single access. 

As Morrison Road and Main Road are under the jurisdiction of the Western Cape 

Government, all access spacing will comply with the Western Cape Access Management 

Guidelines (2020), to be confirmed during the detailed design phase of the internal road 

network for the development area.  However, dedicated turning lanes will be provided at 

both access intersections. 

9.3. Trip Generation 

The existing development consists of 31 farm positions which all have rights for a single 

residential house with the 80 households informally settled across the properties. It should 

be noted that the existing internal agri-residential village units represent the relocation of 

existing residents and therefore new trips are only associated with the additional 30 new 

agri-residential village residential units. Vehicle ownership among these residents is 

expected to remain very low, as the occupants comprise local farm workers and their 

families, whose employment and daily activities are largely located within or near the 

development area. In addition, it was reported that the employment rate for these residents 

is very low, further reducing the likelihood of regular private vehicle use for commuting. The 

trip adjustment factor for very low vehicle ownership for these units have therefore been 

applied accordingly. 

The net effect of the development traffic impact is therefore 50 additional single dwelling 

units on development area. 

The “South African Trip Data Manual” (TMH 17, Version 1.01, 2013 “South African Trip Data 

Manual) provides trip generation rates for dwelling units under the category of Single 
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Dwelling Units (Land Use 210) - which best describes the existing and intended development 

of the Hoogekraal Country Estate. 

Other existing on-site uses include a small kiosk (Hoogekraal Superette), an informal 

preparatory school, and a cemetery.  The school and cemetery will remain as part of the 

agri-residential village, while the Hoogekraal Superette is anticipated to cease operation 

once the new development is implemented.  These activities are reflected in the background 

traffic volumes on Morrison Road and adjacent terminals.  Although the superette’s removal 

could justify a deduction in trips from the net new trips generated by the proposed 

development, a conservative approach was followed, and no deductions were made. This 

allows flexibility for potential future land uses within the development.  The superette, with 

an approximate GLA of 385 m², is estimated to generate around 27 daily trips during the 

PM Peak based on an ITE rate of 7 trips per 100 m² for small retail developments – which 

is also very low. 

The proposed development will introduce new recreational facilities, including a polo field, 

show-jumping arena, horse trails, and communal spaces.  These facilities are expected to 

generate only occasional traffic peaks associated with events (e.g., polo matches), typically 

over weekends when residential trip generation is lowest.  Other proposed uses, such as 

horse paddocks and small-scale farming (e.g., microgreens, mushrooms, beekeeping), are 

primarily for residents’ private use and will not contribute to external traffic.  Similar 

recreational activities already exist in the surrounding area; therefore, the proposed facilities 

are not expected to result in any notable change in traffic patterns once the Hoogekraal 

Country Estate is developed. 

9.4. Intersection Traffic Analysis 

The following intersections were included in the traffic analysis: 

9.4.1. N2 Northern Terminal 

The traffic operation conditions for all three analysis scenarios indicate the that the 

intersection will be able to accommodate the existing and expected traffic volumes 

for all the analysis scenarios and therefore no upgrades to this intersection are 

required to accommodate the future traffic demand for the background traffic 

volumes or the development traffic. 

9.4.2. N2 Southern Terminal 

The traffic operation conditions for all three analysis scenarios indicate the that the 

intersection will be able to accommodate the existing and expected traffic volumes 

for all the analysis scenarios and therefore no upgrades to this intersection are 

required to accommodate the future traffic demand for the background traffic 

volumes or the development traffic. 

9.4.3. Development Access / Morrison Road 

The intersection of Morrison Road and the Development Access will operate as a 

side road stop-controlled intersection for the Development Access.  The major traffic 
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movement along Morrison Road will remain free flowing, with a 30m dedicated 

turning right turn lane proposed. 

The traffic operation conditions for all three analysis scenarios indicate the that the 

intersection will be able to accommodate the existing and expected traffic volumes 

for all the analysis scenarios and therefore no upgrades to this intersection are 

required to accommodate the future traffic demand for the background traffic 

volumes or the development traffic. 

 
FIGURE 21: MORRISON ROAD / DEVELOPMENT ACCESS - SCHEMATIC LAYOUT OF CURRENT AND 

PROPOSED GEOMETRY 

9.5. Non-Motorised and Public Transport 

Limited public transport is available in the area. It can be expected that mini-bus taxi 

services will operate a limited service along Morrison Road from the N2 to Glentana.  

Provision should be made for public transport drop-off facilities downstream of the main 

access to the development in both directions. The drop off facilities should include paved 

areas for waiting as well as bus shelters. 
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9.6. Conclusion 

The Traffic Impact Assessment concluded that: 

(i) The proposed development consists of 81 upmarket residential erven and 

formal housing for 110 low-income residents to be retained on the 

development site within the agri-residential village. The latter have very low 

vehicle ownership and very low employment rates. 

(ii) The existing development consists of 31 farm positions which all have rights 

for a single residential house, the 110 households informally settled across the 

properties. 

(iii) The additional peak hour vehicular trip generation of the proposed 

development is estimated to be 59 trips during the morning and afternoon 

peak hours respectively.  This is insignificant from a traffic engineering 

perspective. 

(iv) Access to the development is via a side road stop-controlled access to the 

development on Morrison Road. A second side-road stop-controlled service 

entrance is provided to the development on Morrison Road. 

(v) The analysis indicates that the intersections can accommodate the expected 

traffic demand without upgrades and with side road stop control. 

(vi) It is recommended that dedicated right and left turn lanes with lengths of 60m 

excluding taper length be provided at the development accesses on Morrison 

Road (along Morrison Road) and Main Road (Along Main Road), as well as the 

service entrance, to reduce friction along the road and to improve traffic safety 

at the respective accesses (i.e. Development Access 1, Development Access 2 

and Service Entrance). 

(vii) It is also recommended that dedicated right turn lanes with a length of 

30m be provided at the development accesses on Morrison Road (along 

Morrison Road), as well as the service entrance along Morrison Road, to 

reduce friction along the road and to improve traffic safety at the respective 

accesses (i.e. Development Access and Service Entrance). 
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SECTION D :  CONTEXTUAL INFORMANTS 

10. LOCALITY 

The application area (Hoogeland Coastal Farmsteads) is located south east of the N2 National 

Road Intersection with Main Road MR00348 (the off-ramp to Glentana), at approximately the N2-

7 9,8W mark on the N2 National Road.  The application area is bordered by the Maalgate River to 

the East, Morrison Road to the west, the N2 National road, and the Indian Ocean to the south.   

The application area is located on the south western border of George Municipality, and near the 

municipal area of Mossel Bay Municipality.  The Glentana seaside village (Mossel Bay Municipal 

area) is located to the west of the application area.  

The entrance to the application area is ± 600m south of the N2 National Road and the GPS co-

ordinates for the entrance are at 34.031883°S and 22.319656°E.  The locality of the application 

area is shown in the figure below: 

 

FIGURE 22: LOCALITY 
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11. CURRENT LAND USE AND ZONING 

11.1. Land Use 

The farms to the north of the N2 National Road are vacant. 

The farms to the south of the N2 National Road are used for grazing, fallow lands, rural 

residential, informal settlement, and the Hoogekraal Primary School that is located on 

Portion 88 of the Farm Hoogekraal No 238.  

 
FIGURE 23: EXISTING GRAZING AREAS 

 
FIGURE 24: EXISTING NEIGHBOURHOOD SHOP 
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11.2. Zoning 

According to the George Zoning Map, the application area has a split zoning between 

“Agriculture Zone I” and “Business Zone III” on Portion 148 of the Farm Hoogekraal No 238.  

The figure below is an extract of the George Zoning Map: 

 
FIGURE 25: GEORGE INTEGRATED ZONING SCHEME BYLAW (2023) 

12. SITE CHARACTERISTICS 

Hilland Environmental is the appointed Environmental Assessment Practitioners (EAP’s) for the 

development project, and will be facilitating the applications for Environmental Authorisation.  As 

part of this process, a Biodiversity Sensitivity Report and Aquatic Sensitivity was prepared, and 

copies of these reports are attached as Error! Reference source not found. to this report.  A copy 

of Hilland Environmental’s Basic Assessment Report is attached as ANNEXURE X to this report. 

12.1. Topography 

The application area (north and south of the N2 National Road) covers a large area of 

±800ha.  The topography of the application area exhibits a distinct north-south gradient.  

The northern portion of the area is characterised by relatively flat terrain, with gentle 

undulations and minimal elevation change. As one moves southward, the landscape 

becomes increasingly varied, with a progressive increase in slope. The southern extent of 

the area features significantly steeper terrain, culminating in a series of prominent cliffs or 

escarpments, which mark a dramatic change in elevation. This variation creates a clear 

topographical transition from flat lowlands in the north to rugged, elevated terrain in the 

south. 
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The highest part of the application area is at ± 200m above MSL and drops to ±25m above 

MSL. The figure below shows the Slope Classification (%) of the application area (north & 

south). 

From the images below, it is clear that there are some steep slopes that are too steep for 

development, on the application thisarea and given the large size of the properties each will 

still have a developable footprint some smaller than others. 

 
FIGURE 26: SLOPE ANALYSIS FOR THE APPLICATION AREA 
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12.2. Biodiversity Informants 

Plant Species, Animal Species, and Terrestrial Biodiversity baseline study and site sensitivity 

analysis was conducted by BioCensus (Pty)Ltd.  A copy of this report is attached as 

ANNEXURE Q.  Three (3x) themes were investigated: 

▪ Terrestrial Biodiversity Theme 

▪ Terrestrial Plant Species Theme 

▪ Terrestrial Animal Species Theme 

The Terrestrial concluded that: 

(i) The site was flagged as having MEDIUM sensitivity with respect to the 

Terrestrial Plant Species Theme. 

(ii) The site inspection and desktop research ascertains that the site sensitivity is 

MEDIUM/ 

(iii) The site was flagged as having MEDIUM sensitivity with respect to the 

Terrestrial Animal Species Theme. 

(iv) The site consists of a mosaic of natural habitat and historically cultivated 

areas, including some areas where cultivation was abandoned and have 

recovered to a secondary habitat state. 

(v) The site was flagged as having VERY HIGH sensitivity with respect to the 

Terrestrial Biodiversity Theme. The site inspection and desktop research 

confirms this sensitivity for all areas that are in a natural state, as well as areas 

that meet the legal definition for "natural". 

Adjust development layout to avoid very high sensitivity CBAs and known habitat of 

threatened species.  A layout taking these into account will allow for maintaining the 

ecological integrity and reducing landscape interference overall. 

The layout was informed by the aquatic buffers, and hence the introduction of the “split 

zonings” to protect the environmentally sensitive areas on the small, 5 ha farms.  It is the 

considered opinion that the layout is well informed by the demarcated sensitive biodiversity 

areas. 

12.3. Drainage / Aquatic Resources 

An Aquatic Sensitivity investigation was conducted by Upstream Consulting.  A copy of 

this report is attached as ANNEXURE R to this motivation report. 

The primary objective of this study was to characterise the spatial extent, ecological 

condition, hydrogeomorphic classification, and sensitivity of aquatic ecosystems within the 

study area to inform environmental planning and future land-use decision-making. The 

assessment combined desktop GIS-based analysis with rapid field verification conducted on 

17 April 2026, supported by national biodiversity, hydrological, and conservation datasets. 
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Despite their degraded condition, the aquatic systems continue to perform important 

residual ecological functions, including flow attenuation, sediment transport regulation, and 

connectivity between inland and coastal environments.  Their role in maintaining 

downstream hydrological integrity and supporting catchment-scale processes remains 

relevant, particularly within the Maalgate River system and associated coastal discharge 

zones.   

Given the sensitivity and functional importance of remaining aquatic features, a 

precautionary management approach is recommended. This includes the implementation of 

conservative buffer zones (provisionally 35 m for general watercourses and 42 m for 

the Maalgate River riparian zone), control of invasive alien vegetation, restriction of 

livestock access to sensitive areas, and protection of remaining wetland and riparian 

habitats.  The figure below, shows the application area with the demarcated aquatic buffers, 

and an indication of how the demarcated buffers are accommodated as split zoned 

conservation areas, and how the residential footprints / demarcated positions of the new 

farm houses will avoid the demarcated aquatic buffers. 

 
FIGURE 27: DEMARCATED AQUATIC BUFFERS AND CONSERVATION AREAS 



PROPOSED REZONING; CONSOLIDATION & SUBDIVISION: PORTIONS OF THE FARM HOOGEKRAAL 

NO 238, GEORGE & PORTIONS OF THE FARM BUFFELSDRIFT NO 227, GEORGE 

 

PAGE 61 SEPTEMBER 2026  

12.4. Improvements 

All the subject properties north of the N2 are currently vacant with no buildings on it. 

The application area south of the N2 consist of various buildings and structures, including 

agriculture homesteads with outbuildings, the Hoogekraal Primary School, the Hoogekraal 

Superette and numerous informal settlements.  There are also 2 grave sites on the 

application area.  Other improvements include the access roads that transgress the 

application area. 

 
FIGURE 28: HOOGEKRAAL SUPERETTE 

 

  
FIGURE 29: HOOGEKRAAL PRIMARY SCHOOL 

  

FIGURE 30: INFORMAL SETTLEMENTS 
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FIGURE 31: EXISTING GRAVEYARDS ON THE APPLICATION AREA 

12.5. Agricultural Potential 

An Agricultural Impact investigation was conducted by Gert Malan Soil Scientist.  A copy of 

this report is attached as ANNEXURE S.  This assessment concluded that: 

▪ According to the land capability assessment done by B Schloms & J Lambrects 

the site is not financially suitable for perennial or annual crop production on a 

commercial scale.  This is in part due to the limiting soil potential and 

available irrigation water. 

▪ The proposed subdivision will market plots of roughly 5ha agriculture land to 

be kept in agriculture production. Although marketed for lifestyle farming, the 

agriculture output is not subject to the financial feasibility of the plot. 

▪ The soils of the application area has a High Potential for Permanent Crops - 

Avocado, Macadamia, Wine Grapes. 

▪ Proposed Agricultural Activities: Grazing / Planted Pastures (Dryland -59%) 

- Horses (Breeding, Stabling etc.); Cattle (Meat); Sheep (Meat); Winter grains 

for baling (Oats)  - Although supplemental feeding might be required for large 

stock animals, other small holdings might produce and supply neighbouring 

plots; 

▪ Potential for Permanent Crops (Supplemental Irrigation 40%) - Protea 

and Fynbos cut flower production; Wine grape production (Micro winery); 

Blueberry production; Kiwi (low chill unit requirement); Avocado & Macadamia 

(Subtropical); Vegetable gardening (Village + Plots) - With an average annual 

rainfall of 600mm only supplemental irrigation will be needed in the dryer 

summer months. 

▪ Most vegetable production in the George area is done on shallow duplex soils, 

which is abundant on this property. This might also be the activity that is 

mostly practised by landowners for own use. 

▪ Given the development is approved, a substantial number of unskilled labour 

will be employed for aforementioned activities and grounds keeping.  The 
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agricultural diversity will increase as each plot decides their own agriculture 

activity.  It’s important to realise no commercial farmer will be able to develop 

several separate small (<2ha) plots of high value crops (niche crops) due to 

the logistical constraints, however this is highly possible on a life style farming 

concept. 

Further to this, Multi-Purpose Business Solutions, conducted an Agriculture Viability 

Analysis and Socio-economic Cost-Benefit Assessment for the proposed Hoogeland Coastal 

Farmsteads Development.  A copy of this assessment is attached as ANNEXURE W to this 

report.  From an Agricultural Perspective, this report concluded that: 

▪ Pastures for grazing were, and to some extent still are, the historical farming 

enterprise of the Hoogekraal Farms. However, cattle grazing and feed 

production are declining in favour of higher-value crops such as avocado and 

macadamia. According to Malan (2026), these two crops could be considered 

for cultivation on 41,8% of the soils on the Hoogekraal Farms (all else being 

equal); 

▪ The agricultural viability of avocados and macadamia nuts is assessed over a 

25-year period. The financial viability analyses indicate that, given the 

assumptions, avocado and macadamia production will be under pressure to 

achieve acceptable profit levels if scale cannot be achieved. 

▪ The financial analysis confirms that the inherent agricultural viability of 

farming on the Hoogekraal land is limited by constrained irrigation capacity 

(supplemental water requirements), rising input costs, and other external 

factors, including foreign exchange fluctuations, given that large portions of 

the harvest are exported. Even assuming maximum historical land use for 

dryland pasture and livestock, the projected returns are insufficient to meet 

the definition of an economically viable and sustainable agricultural operation, 

with a negative NPV and a sub-optimal IRR over 25 years. 

▪ If one assumes that only 25 ha of avocado and 23 ha of macadamia orchards 

are possible, irrespective of the profitability of the farming enterprise, it would 

still be possible to reconfigure the remaining agricultural portion (excluding 

the conservation portion), resulting in a net 285 ha available for 

reconfiguration based on the avocado footprint and 287 ha based on the 

macadamia footprint.  If the net 290 ha (net of the avocado footprint) and 

292 ha (net of the macadamia footprint) are divided by 5 ha (the average 

envisaged size of the small-scale farming units), the envisaged number of 57 

units would still be achieved (all else being equal).  This may imply that 

avocado or macadamia orchards of up to 25 ha could still be included in the 

proposed reconfiguration of the property without reducing the number of 

small-scale agricultural units.  As mentioned, a “co-operative”/out-grower 

model could be considered, with orchards located on the most suitable small-

scale farms (soil and access to water), while the rest maintain dryland pastures 

and/or low-intensity vegetables or fruit trees for their own use. 
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Hence, even though the application area does not have high potential for viable and 

productive commercial farming, the agricultural character can be retained, and there is 

potential for subsistence farming and food production on the proposed 5ha small farms. 

12.6. Heritage Resources 

Jenna Lavin was appointed to prepare a Specialist Archaeology Assessment of the 

application area.  A copy of this report is attached as ANNEXURE T to this report.  This 

specialist assessment concluded that despite the findings of Kaplan (2005), the field 

assessment did not identify any stone age artefacts within the area proposed for 

development.  The field assessment did record a number of graded resources including 

burial grounds, some structures of contextual value and a number of ruins.  Importantly, 

the field assessment confirmed that, due to its high levels of historic significance, the 

Hoogekraal Farm werf precinct is the key heritage resource within the project area.  It is 

important to note that, while the historic Hoogekraal Farm werf precinct is located within 

the project area, it is excluded from the proposed development. 

 
FIGURE 32: SIGNIFICANT HERITAGE RESOURCES AND AREAS OF HERITAGE SENSITIVITY 

The overall archaeological sensitivity of the area proposed for development is therefore LOW 

except for the areas mapped as having VERY HIGH archaeological sensitivity.  The areas 

mapped as “Very High” is shown in the figure above. 

The locality of the identified conservation worthy buildings, and an indication of how those 

buildings will be accommodated within the proposed layout of the farms, is shown in the 
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figure below.  It is clear that all conservation worthy buildings are accommodated within the 

lahyout. 

 
FIGURE 33: LOCALITY OF CONSERVATION WORTHY BUILDINGS ON THE APPLICATION AREA 

This Archaeological Assessment concluded that this proposed coastal farmstead 

development is supported from an archaeological perspective as it is not anticipated that 

the proposed will negatively impact on significant archaeological resources.  This support is 

subject to certain conditions as listed in the Archaeological Impact Assessment. 

Artefactual Heritage Consulting then conducted a  Heritage Impact Assessment in terms 

of section 38(8) of the NHRA, and a copy of this HIA is attached as ANNEXURE U to this 

report.  Based on the outcomes of this HIA, it was concluded that the proposed coastal 

farmstead development is supported from is supported from a heritage perspective as it is 

not anticipated that the proposed will negatively impact on significant heritage resources on 

condition that: 
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(i) The Hoogekraal Farm Werf precinct is excluded from the development activities and 

is not impacted by the project; 

(ii) The recommendations included in the VIA are implemented and adhered to  

(iii) The structures graded IIIC in Table 2 are retained. Any alterations to these 

structures will require a permit application to HWC in terms of section 34 of the 

NHRA on a case-by-case basis  

(iv) The areas of high archaeological sensitivity are not impacted by any construction 

activities.  Any construction activities within these areas must be subject to 

monitoring by an archaeologist. 

(v) The current informal cemetery (Site 8 and 11) is formalised through the erection of 

a fence, with access to the cemetery guaranteed throughout the life of the project.  

(vi) Should the development proceed, it is recommended that a thorough survey of the 

sea-cut caves in the cliffs be undertaken in order to determine their scientific value 

and in order to inform a Conservation Management Plan to ensure the appropriate 

management of these resources for the life of the project should it be deemed 

necessary. 

(vii) Although all possible care has been taken to identify sites of cultural importance 

during the investigation of the study area, it is always possible that hidden or 

subsurface sites could be overlooked during the assessment. If any evidence of 

archaeological sites or remains (e.g. remnants of stone-made structures, indigenous 

ceramics, bones, stone artefacts, ostrich eggshell fragments, charcoal and ash 

concentrations), fossils, burials or other categories of heritage resources are found 

during the proposed development, work must cease in the vicinity of the find and 

HWC must be alerted immediately to determine an appropriate way forward. 

From the AIA and the HIA, it can be concluded that the proposed development has not 

anticipated negative impacts on any Heritage Resrouces. 

13. CHARACTER OF THE AREA 

The area surrounding the large application area is predominantly rural in character, with land 

primarily utilised for agricultural purposes, including both cultivated lands and natural grazing 

areas.  The settlement pattern is dispersed, consisting mainly of large agricultural holdings and 

farmsteads, consistent with a low-density, agricultural landscape.  Refer to Plan 6 for a land use 

plan indicating the character of the surrounding area. 

The N2 National Road traverses the northern portion of the application area, enhancing regional 

accessibility and connectivity.  While this introduces some movement and access benefits, it does 

not detract from the predominantly rural land use character. 

The George Airport is located approximately 6 km from the site, providing regional transport 

infrastructure; however, it has not yet had a significant impact on the immediate land use patterns, 

which remain largely agricultural and undeveloped.  Glentana Residential area is located south 

west of the application area. 
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The newly proclaimed Herolds Bay Nature Reserve is located to the east of the application area, 

east of the Maalgate Estuary.  The proposed conservation zoned farms on the eastern side of the 

application area, will form connectivity with this new nature reserve. 

 

FIGURE 34: EXTENT OF NEW HEROLDS BAY NATURE RESERVE 

Overall, the surrounding area retains a strong rural and agricultural identity, with limited urban 

development.  The proposed subdivision and amendment of farm boundaries are in keeping with 

the existing rural context and are unlikely to alter the prevailing character of the area. 
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SECTION E :  SPATIAL PLANNING POLICIES 

14. EXISTING SPATIAL PLANNING POLICY FRAMEWORKS 

This section will discuss the applicable policy frameworks that have an influence on any 

development proposal on the application area. These include: 

14.1. National Development Plan 

The National Development Plan aims to eliminate poverty and reduce inequality by 2030. 

South Africa can realise these goals by drawing on the energies of its people, growing an 

inclusive economy, building capabilities, enhancing the capacity of the state, and promoting 

leadership and partnerships throughout society. 

The National Development Plan recognises that education, training and innovation are 

central to South Africa’s long-term development.  These are core elements in eliminating 

poverty and reducing inequality, and the foundations of an equal society.  Education 

empowers people to define their identity, take control of their lives, raise healthy families, 

take part confidently in developing a just society, and play an effective role in the politics 

and governance of their communities. 

The National Development Plan is a broad strategic framework. It sets out a coherent and 

holistic approach to confronting poverty and inequality based on the six focused, interlinked 

priorities summarised below: 

▪ Building Safer Communities; 

▪ Environmental Sustainability; 

▪ Faster and inclusive economic rural and urban economic growth; 

▪ Economic infrastructure; 

▪ Promoting Health; 

▪ Transforming human settlements and urban space economy. 

The National development plan is divided into 15 chapters which outlines the objectives and 

actions necessary to achieve the overall vision for South Africa by 2030: The following 

policies have been identified have a bearing on the proposed development. 

NDP Chapter 3: Economy and Employment 

The following economic development policies are proposed that focus on removing the most 

pressing constraints on growth, investment and job creation, including energy generation 

and distribution and urban planning.  These policies include the following: 

▪ Promote Private Investment- Private Investment is linked with improved condition 

as a result of policy certainty, infrastructure delivery, and efficiency of public 

services which will improve quality of labour in surrounding areas. 
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▪ Improve spatial dynamics and rural employment- Encourage development close 

to rural townships. Rural economies will be activated through stimulation of 

agriculture and tourism investment. 

▪ Establish economic and growth clusters – firm decisions need to be taken on sectors 

which could serve as platforms to launch new growth trajectories. 

▪ Establish Tourism Clusters- Increase number of tourists entering the country and 

increase the average amount of money spent in regional economy. 

▪ South Africa can do more to develop regions as international tourist destination by 

empowering the broader diversity and range of tourism destinations. 

Objectives for Employment and Growth are listed in the figure below: 

 
FIGURE 35: NDP CHAPTER 3 – OBJECTIVES FOR EMPLOYMENT AND GROWTH 

The proposed development of the Hoogeland Coastal Farmsteads will create new and 

additional employment opportunities for the existing, unemployed settlers on the application 

area, thereby adhering to these objectives. 

The New Growth Path and this NDP are complementary in the effort to lower costs in the 

economy, especially as high costs contribute towards limiting employment growth and 

increase hardship for poor households. 

In addition to lowering the cost of living for the poor, the vision and plan for the economy 

has central elements: 

(i) Creating an environment for sustainable employment and economic growth: -  

a. The most urgent examples include: energy generation and distribution; urban 

planning approval processes; water supply and waste-water 

management; the logistics platform; telecommunications; and licensing for 

water, minerals and environmental permits.  Regulatory certainty and 

institutional reforms will draw forth competitive outcomes in network industries; 

b. Human development is an essential part of inclusive growth.  Lower living 

costs (through targeted microeconomic reforms in transport, 

telecommunications, food and spatial planning), better-quality public services 
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(especially in health and education) and a more comprehensive social security 

net will reduce pressure on households, particularly for low-income groups with 

limited earnings from work. 

(ii) Promoting employment in labour absorbing industries: - 

a. A large percentage of the jobs will be created in domestic-oriented 

activities and in the services sector.  Some 90 percent of jobs will be created 

in small and expanding firms. 

b. Economic participation in rural areas will rise from 29 percent to 40 

percent as a result of reformed land tenure, support to farmers, expanded 

social services, higher agricultural output, mining social investment and 

tourism. 

(iii) Spatial dynamics and rural employment:- 

a. It is possible to raise employment in rural areas through a rural 

development strategy that raises agricultural output; provides basic 

services; supports small farmers; broadens land ownership; and invests 

in water, transport and other network infrastructure.  A well-implemented 

strategy to boost agricultural output could create up to 1 million jobs 

by 2030. 

(iv) Raising the rate of investment:- 

a. A labour-absorbing growth path will rely on improved infrastructure and 

network services that support traditional industries, such as mining and 

agriculture, and newer dynamic industries and associated linkage; 

(v) Stimulating domestically oriented activity:- 

a. Most new employment will arise in domestically oriented activities, where 

global competition is less intense and there is high labour component.  Examples 

include housing construction, retail, personal services such as hairdressing or 

cleaning, and business services such as office cleaning or repair.  The 

environment for small-scale agricultural producers will also be 

improved.   

Rural economies will be activated through the stimulation of small-scale agriculture; tourism, 

including the creative and cultural industry; and mining investments and related spin-offs. 

Public-sector procurement will also be leveraged to stimulate local activity.  Much will 

depend on strengthening local institutions, the flow of infrastructure funding, equitable 

social service provision, and addressing land tenure reform and regulation in respect of 

water and mining.  The mining charter needs revision to improve the approach to community 

investment. 
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Agro-Industrial Cluster for economic development: 

▪ The agro cluster encompasses farming activities, downstream processing of 

foodstuffs and beverages, and upstream suppliers of inputs into food 

manufacturing (such as packaging, containers and preservatives) and into farming 

(such as fertiliser, seed and capital equipment). The sector favours large 

commercial farms, and vertically integrated agro-processing.  This constrains entry 

and expansion of small farmers and manufacturers. 

▪ The falling share of agriculture employment is not unusual in a development 

process, but is so in the context of a large labour surplus.  Agriculture is still one of 

the most labour-intensive goods-production sectors, with substantial employment 

linkages.  Resources are not being used sensibly, which requires urgent attention 

because this sector is one of the few remaining goods producers with strong direct 

and indirect economic and employment links to the rural poor. 

▪ The neglect of agriculture speaks to the neglect of rural communities.  The 

contraction in formal employment in agriculture is not a recent phenomenon. In 

1971, there were 1.8 million people employed. This dropped to 1.2 million in 1995, 

and, dramatically, to just over 600 000 today (or 900 000, if food and beverage 

processing and fishing are included).  The number of hectares under cultivation has 

fallen since 1974, and hectares under 5 irrigation have not expanded since the early 

1990’s. 

▪ Without major policy improvements, the agriculture sector could continue to shed 

employment, mostly due to land consolidation and technical change.  Of the range 

of possible employment outcomes in agriculture discussed here, the most optimistic 

scenario shows that about 1 million direct and indirect jobs can be created.  The 

future depends on whether the country can develop land to produce labour 

absorbing crops.  An additional million opportunities might be created in 

micro and semi-subsistence farming. 

NDP Chapter 6: Agriculture – Rural Development Strategy 

A new, different rural development strategy should focus on: 

▪ Agricultural development based on successful land reform, employment 

creation and strong environmental safeguards.  To achieve this, irrigated 

agriculture and dry-land production should be expanded, with emphasis 

on smallholder farmers where possible.  To this end, established agricultural 

industries must be enabling partners. 

▪ In areas with greater economic potential, industries such as agro-processing, 

tourism, fisheries (in coastal areas) and small enterprise development should 

be developed with market support.  Special focus to enhance skills and capabilities 

of rural women entrepreneurs with access to land and finance. 

▪ It is possible to reverse the decline in the agriculture sector, promote food 

production and raise rural income and employment. 
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▪ Small-scale, labour intensive agriculture includes industries such as 

macadamias, pecan nuts, rooibos tea, olives, figs, cherries and berries.  

Roughly 80 000 jobs could be created in these smaller, labour-intensive industries. 

Smaller or niche industries are attractive because economies of scale, which are 

found in the big established industries, may not be present. 

Conclusion: 

It can be concluded that the NDP acknowledges the importance of small scale farming, 

subsistence farming and land reform to stimulate economic development in the rural areas.  

It is the considered opinion that the proposal to re-organise farm boundaries by creating 

new, small scale farms and permanent land ownership for beneficiaries, are consistent with 

the NDP and that the proposed Hoogeland Coastal Farmsteads development is highly 

consistent with the rural development strategies of the National Development Plan. 

14.2. 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 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 application. 
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POLICY R2: SAFEGUARD INLAND AND COASTAL WATER RESOURCES, AND 

MANAGE THE SUSTAINABLE USE OF WATER INLAND WATER 

Policy Statement Development’s Response 

1. Given current water deficits, which will be 

accentuated by climate change, ‘water wise’ 

planning and design approach in the Western 

Cape’s built environment. 

▪ Rainwater harvesting will be compulsory 

for all dwellings on all farms, also for the 

farming village.  The proposal will be 

consistent with this policy. 

4. Adopt an overarching approach to water 

demand management – maximise 

efficiencies, optimise storage capacity and 

ground water extraction, explore 

desalination in the absence of alternatives 

▪ The farms have existing water extraction 

rights, and all farm houses will harvest 

rain water.   

▪ Existing dams are accommodated on 

private open spaces, to ensure that the 

water can be utilised for irrigation for the  

communal areas and landscaping. 

5. Protect and rehabilitate river systems and 

high yielding groundwater recharge areas, 

particularly in areas of intensive land use. 

▪ Existing river corridors and corridors with 

remaining natural areas have been 

identified and will be protected from 

development and rehabilitated.  The 

proposal is consistent with this policy. 

14. Development along the coast, lakes, 

rivers and dams must not compromise 

ecological integrity, tourism potential and 

landscape character. Development should be 

contained within a limited footprint, 

preferably within or adjacent to existing 

▪ As mentioned, the proposed farmstead 

development will retain the rural and 

agricultural sense of place of the area, 

and the prescribed limited development 

footprints for farmsteads will ensure the 

sense of place.   
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Policy Statement Development’s Response 

settlements, and the required ecological 

buffers and setbacks must be adhered to. 

Ensure public access to aquatic assets, and 

acknowledge the importance of coastlines in 

contributing to the sense of place. 

▪ The protection of identified water courses 

and aquatic buffers and ecological 

buffers, will prtect and ensure the 

ecological intergrity of the site. 

POLICY R3: SAFEGUARD THE WESTERN CAPE’S AGRICULTURAL AND MINERAL 

RESOURCES, AND MANAGE THEIR SUSTAINABLE USE 

Policy Statement Development’s Response 

1. Record unique and high potential 

agricultural land (as currently being mapped 

by the Provincial Department of Agriculture) 

in municipal SDFs, demarcate urban edges to 

protect these assets, and adopt and apply 

policies to protect this resource (especially in 

areas where raw water is available). 

▪ According to the Agricultural Report 

(ANNEXURE S), the application area is not 

financially suitable for perennial or annual 

crop production on a commercial scale.  

This is in part due to the limiting soil 

potential and available irrigation water. 

▪ The proposed subdivision will market 

plots of roughly 5ha agriculture land to be 

kept in agriculture production. Although 

marketed for lifestyle farming, the 

agriculture output is not subject to the 

financial feasibility of the plot. 

▪ The soils of the application area has a 

High Potential for Permanent Crops - 

Avocado, Macadamia, Wine Grapes. 

▪ Since the proposed development will 

enhance agricultural activities on farms 

that are currently not used for agricultural 

purposes, the proposal is regarded as 

consistent with this policy statement. 

3. Reconcile ecosystem requirements with 

conflicting land development pressures 

through proactive spatial planning, and 

application of a land use management 

system that safeguards biodiversity, protects 

resources and opens up opportunities for 

improved livelihoods and jobs. 

▪ The proposal will enhance the agricultural 

activities on the land, it will protect the 

identified ecological corridors and aquatic 

buffers, whilst also providing upgraded 

and permanent residence and ownership 

for beneficiaries that currently squat on 

the applicationa area in informal 

structures. 

▪ The additional agricultural activities will 

also open opportunities for permanent 

employment and inproved livelihoods.  

The proposal is therefore regarded as 

being consistent with this policy 

statement.  
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Policy Statement Development’s Response 

4. Use transformed areas first for new 

farming and mining ventures 

▪ This is indeed the case.  The tranformed 

areas will be used for agricultural 

activities and the natural areas will be 

protected from development and 

agricultural activities and used and 

managed as nature conservation areas.  

The proposal is therefore regarded as 

being consistent with this policy 

statement. 

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 

Policy Statement Development’s Response 

3. Provide low income areas with access to 

electricity and/or off grid renewable energy 

sources, and systematically upgrade informal 

settlements. 

▪ The farmsteads and the farming village 

will connect to Eskom power, but will be 

augmented with off-grid, renewable 

energy such as solar energy, etc. 

5. Avoid developing new residential areas in 

proximity to agricultural areas that utilise 

crop spraying. 

▪ No crop spraying will be allowed on the 

farms.  The residential village is to 

accommodate farm workers and residents 

that already live on the application area. 

11. Mainstream water conservation and 

demand management in settlement making 

and upgrading. 

▪ Rain water harvesting will be 

implemented at all residential dwellings – 

the farms and the residential village. 

14. Protect agricultural land that holds long 

term food security value from urban 

encroachment. 

▪ The proposed farmsteads development, 

will result in more and better agricultural 

activities that are currently taking place 

on the application area – refer to the 

Agricultural report attached as 

ANNEXURE S. 

16. Encourage and support renewable 

energy generation at scale. 

▪ The farmsteads and the farming village 

will connect to Eskom power, but will be 

augmented with off-grid, renewable 

energy such as solar energy, etc. 
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POLICY R5: SAFEGUARD CULTURAL AND SCENIC ASSETS 

Policy Statement Development’s Response 

2. Protect heritage and scenic assets from 

inappropriate development and land use 

change. 

▪ This is exactly what is proposed – refer to 

Par 12.6 of this motivation report. 

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 

▪ This rural landscape will remain a rural 

landscape.  Currently, there are 36 farms 

of various sizes and 9 pockets of informal 

settlements on the application area south 

of the N2 National Road.  The rural 

landscape of the application area is 

already characterised by several 

farmsteads, and informal settlements.   

▪ The propsoed development will enhance 

the agricultural character, replace the 

informal settlements with one faming 

village, and organised, architecturally 

pleasing farm steads.  The proposal will 

therefore support the scenic assets, and it 

is the considered opionin that this 

proposal is consistent with this policy 

statement of the Western Cape PSDF. 

▪ It should be noted that according to the 

Western Cape Province’s Heritage and 

Scenic Resources: Inventory and Policy 

Framework for the Western Cape, May 

2013, Version 4, the application area was 

not earmarked as one of the Provincial or 

Regional Scenic Assets. 

POLICY E2: DIVERSIFY AND STRENGTHEN THE RURAL ECONOMY 

Policy Statement Development’s Response 

4. Compatible and sustainable rural activities 

(i.e. activities that are appropriate in a rural 

context, generate positive socio-economic 

returns, and do not compromise the 

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). 

▪ The proposed farm stead development 

with a farming village, will indeed create 

jobs, secure and formalise housing for the 

poor that have established settlement 

rights on the farms, and the design was 

informed by the sensitive enviornmental 

informants – the proposal is therefore 

regarded as being consistent with this 

policy statement of the WCPSDF. 

▪ The introduction of small, lifestyle-

orientated agricultural holdings directly 

supports job creation in equine care, 
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Policy Statement Development’s Response 

vineyard cultivation, farm maintenance, 

landscaping, hospitality, etc.  Local supply 

chain benefits (feed suppliers, farriers, 

veterinary services) - This strengthens 

local agricultural clusters, which is 

specifically encouraged where agriculture 

is specialised and value-adding rather 

than bulk commodity-based 

9. The principles contained in the Gazetted 

Provincial Farm Worker Settlement Policy are 

endorsed (see Box 8), but amendments may 

be warranted following decisions taken in 

terms of FARE’s recommendations. It 

remains Provincial policy to accommodate 

those seeking off-farm settlement in the 

nearest town or village as part of the state-

assisted housing programme. 

▪ The beneficiaries have, on more than one 

occasion confirmed, that their preference 

is to remain on the Hoogekraal farms and 

not to settle in a nearby urban settlement. 

▪ Where possible, the benficiaries will be 

employed as farm workers, or in 

communal food gardens, etc.   

12. Where there is a combination of land 

suitable for agriculture and raw water 

available in proximity to settlements, this 

strategic Provincial asset should be 

safeguarded for agricultural purposes. 

▪ The application area has existing water 

extraction rights, and this water rights will 

be used for the farms, and redistributed 

between the farms, and the residential 

farming village. 

▪ The predominant use will remain 

agriculture, and safeguard the land for 

small scale agricultural purposes. 

14. Land targeted for new commercial 

ventures (e.g. farming, fishing, eco-tourism, 

etc.) should have the same resource 

attributes as existing commercial ventures, 

and be in proximity to markets, facilities and 

transport. 

▪ The application area is very accessible, as 

it is a mere 9km from the George airport, 

abutting the N2 National Road, and less 

than 20km from George.  The application 

area is therefore near transport 

infrastructure and near the markets. 

 

Planning Implication: 

It is the considered opinion that since the proposed development is the establishment of 

small scale farming units, and securing residential rights for farm workers and beneficiaries 

with established tenure rights on the farm / application area, the proposal is regarded as 

being consistent with the WCPSDF.   

The proposal will enhance the agricultural activities on the application area, will protect the 

rural character and scenic assets, whilst providing security of tenure for 110 beneficiaries.  

The establishment of the farming village that accommodate farm workers and beneficiaries 

with permanent tenure rights, might be, to an extent, inconsistent with the PSDF (i.e. 
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establishment of a new settlement outside the urban edge), the site specific circumstances 

for this specific farming village is motivated in Par 16 of this motivation report. 

14.3. Western Cape Provincial Rural Development Guidelines 

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

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

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 proactive 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 
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▪ infringe on the authenticity of the rural landscape. 

The Western Cape Government's approach to managing development pressures for rural 

land uses is placed under the following categories: 

 
FIGURE 36: WCG RURAL LAND USE CATEGORIES 

The proposed land uses would be categorised as: 

▪ Conservation; 

▪ Agriculture; 

▪ Land Reform, and 

▪ Rural Accommodation 

14.3.1. Conservation 

Objectives: 

▪ 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; 

▪ Protect the scenic qualities of the Western Cape’s cultural and natural 

landscapes; 

▪ 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.  

According to the policy guidelines, these conservation outcomes can be achieved 

by rezoning land to appropriate conservation zones, and this is exactly what is 

being proposed by this application. 
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Guidelines for Implementation: 

Buildings and infrastructure associated with conservation should be limited to 

structures such as environmental or tourist facilities, tourist accommodation, utility 

services and in the case of privately owned conservation areas one 

homestead/owner’s dwelling, and this is exactly what is being proposed by this 

application.  

14.3.2. Agriculture 

Objectives: 

▪ Protect agriculture as the primary land use in the rural landscape. 

▪ Restrict the fragmentation of agricultural landscapes and promote 

consolidation, except small-scale farming enterprises for land reform purpose. 

▪ Protect, maintain and enhance viable agricultural units and encourage 

sustainable farming practices. 

▪ Provide for small-scale farming and facilitate land, and agrarian, reform. 

▪ Improve the economic viability of farms through the intensification and 

diversification of agricultural production and improve enterprise opportunities 

within the food system. 

▪ Improved food resource management (availability of food/food security) and 

an inclusive food economy (assistance to access to food). 

Guidelines for Implementation: 

▪ Development proposals should be more food sensitive and support 

interventions related to Food Assistance, Food Safety, Resource Management 

and an Inclusive Food Economy (Western Cape Household Food and Nutrition 

Security Strategy, 2016). 

▪ Farm buildings and associated structures should be clustered within the 

farmstead precinct. 

▪ Buildings accommodating land uses ancillary to or associated with agriculture 

(e.g.guest house), should be located within the farmstead precinct, preferably 

using existing structures.Where new buildings are erected these should be on 

previously disturbed footprints within, or adjacent, to the farm homestead and 

not on cultivated land and should include appropriate buffers. 

▪ All buildings and structures, including pack sheds, netting and tunnels form 

part of the rural landscape and proposals should be sensitive to tourism 

routes, with due consideration of colour schemes and design elements. 

▪ Buildings accommodating land uses ancillary to or associated with agriculture, 

should not detract from the functionality and integrity of farming practices and 

landscapes and be of an appropriate scale and form.  
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▪ The establishment of additional dwelling units must avoid negative impact on 

river systems and should therefore not be permitted below the 1:100 flood 

line or within 100m of a riverbank.  

▪ Only activities that are appropriate in a rural context, generate positive socio-

economic returns, and do not compromise the environment or ability of the 

municipality to deliver on its mandate should be accommodated.The long term 

impact on the municipality (resources and financial); agricultural activities, 

production and sustainability, risk and finances; and the scenic, heritage and 

cultural landscape should be considered when decisions are taken. 

14.3.3. Land Reform 

Land reform is a broad all-encompassing term that in the South African context allows for 

land restitution; land redistribution and tenure reform. 

Objectives: 

▪ Tenure security: Providing opportunities for the settlement (housing) of rural 

dwellers in a sustainable manner that are compatible with unique Western 

Cape circumstances.  Non-viable and uncontrolled settlement 

formation/urbanisation in rural areas are not supported. 

▪ To guard against inappropriate land development proposed under the guise 

of land reform. 

Guidelines for Implementation: 

▪ No new settlement should be permitted in the rural landscape except for agri-

villages as defined in the Province of the Western Cape: Policy for the 

Settlement of Farm Workers, September 2000 where residents’ tenure is 

protected by a lease or notarial deed of servitude; or  

▪ Occupiers (agri workers and rural dwellers) have a right of residence “on the 

farm” in terms of the Extension of Security of Tenure Act, 1997 (Act 62 of 

1997) known as ESTA. 

▪ The WCG approach is to prevent settlement encroachment into agricultural 

areas and to channel settlement development into existing settlements where 

there are better employment opportunities and where infrastructure, social 

and community services and facilities can be provided. 

▪ The establishment of new settlements can only be justified in exceptional 

cases (i.e. when there are compelling reasons not to use existing 

settlements).Each case will need to be carefully evaluated on its merits. 

▪ The option of “off-the-farm” settlement of agri workers to provide tenure 

security in agri-villages or in new settlements, should only be considered when 

the short and long term financial, environmental and social sustainability of a 

project can be ensured, and existing settlements are too far away to commute 

to. 
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14.3.4. Rural Accommodation 

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 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; 

▪ Agri-worker housing 

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 cost: 

▪ 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. 

The option of “off-the-farm” settlement of agri workers to provide tenure security in agri-

villages or in new settlements should only be considered when the short and long term 

financial, environmental and social sustainability of a project can be ensured and existing 

settlements are too far away to commute to. 

The settlement of agri workers must contribute to sustainable community, rural and 

agricultural development. 

14.3.5. Assessment of rural Applications 

In assessing proposed developments in rural areas, the following criteria should be applied: 

Assessment Criteria Application’s Response 

(i) Environmental authorisation  ▪ NEMA Environmental Authorisation 

process underway – consistent with this 

criterium. 

(ii) Compatibility with land use activities 

suitable in the WCBSP category it is 

situated in. 

▪ The proposal is earmarked for 

agricultural purposes, and the proposal 

is to develop farms of 5ha and more.   

▪ Small scale faming activities and 

conservation activities as identified in 

the Agricultural Report – consistent with 

this criterium. 

▪ The proposed residential farming village 

is to accommodate farm workers and 
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Assessment Criteria Application’s Response 

former workers that have already 

established tenure rights on the farms.  

This proposal will provide formalised 

housing in a village, near the existing 

school consistent with this criterium. 

(iii) Does not alienate unique or high value 

agricultural land, or compromise 

existing farming activities. 

▪ As stated in the agricultural report, the 

proposed farm stead development will 

enhance the agricultural activities on the 

farm. 

(iv) Does not compromise the current or 

future possible use of mineral resources. 

▪ No impact on mineral activities. 

(v) Is compatible with the cultural and 

scenic landscapes within which the 

development is proposed. 

▪ According to the Western Cape 

Province’s Heritage and Scenic 

Resources: Inventory and Policy 

Framework for the Western Cape, May 

2013, Version 4, the application area 

was not earmarked as one of the 

Provincial or Regional Scenic Assets. 

(vi) Does not lead to inefficient service 

delivery or unjustifiable extensions to 

the municipality's reticulation networks. 

▪ The proposed farmsteads will be 

serviced with Eskom power, renewable 

energy, own water extraction rights, 

and own waste water treatment on each 

farmstead.   

▪ A package plant is proposed for the 

proposed residential village, hence no 

need to connect to any municipal 

networks - consistent with this 

criterium. 

(vii) Does not impose real costs or risks to 

the municipality delivering on its 

mandate. 

▪ Refer to motivation above – proposed 

development will be off-grid, and no 

need to connect to municipal 

infrastructure networks. 

(viii) Does not infringe on the authenticity of 

rural landscapes. 

▪ The rural landscape will be maintained. 

(ix) Due consideration of any coastal 

management/set-back lines and zone 

risks. 

▪ Significantly set back / above the coastal 

zone – no risk that the application area 

will be affected by sea level rise. 

(x) When there is a land use application 

further information on the architectural 

design must be provided, for the 

purposes of the heritage and visual 

assessments. 

▪ Architectural Guidelines are proposed, 

and a draft statement is attached as 

ANNEXURE L. 
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Planning Implication: 

The proposal is generally consistent with the rural development guidelines, except for the 

fact that the beneficiaries that will be accommodated in the rural farming village, are not all 

bona fide agricultural workers.  They all, however, have established tenure rights in terms 

of ESTA and wish not to be relocated to an urban area.  

The proposed farmsteads are consistent with this policy as it is not small holdings or rural 

residential units (<4ha), but small farms of 5 ha and more, that will enhance the agricultural 

production and conservation outcomes on the application area. 

The proposal meets the assessment criteria for subdivisions in the rural area.  the proposal 

is therefore regarded as being generally consistent with the Provincial Rural Development 

Guidelines. 

14.4. George Municipal SDF (2023) 

The George Municipal Spatial Development Framework (SDF) was approved by George 

Municipal Council during 2023.  The SDF is therefore the primary spatial tool for guiding 

development within the municipal area.  The SDF is the spatial manifestation of the 

municipal development agenda. The spatial perspective provides the development context 

for the SDF with a planning Vision, Mission and Guiding Principles. 

The figure below is an extract from the George SDF, indicating the composite SDF, for the 

greater George Area.  The application area is earmarked as a “high potential agricultural 

area”, even though the Agricultural Compliance statement that was prepared for this 

application (refer ANNEXURE S), confirmed that the application area has limited 

agricultural potential.  Since the proposal is to still use the majority of the application area 

for agricultural purposes (small scale farming), the proposal can be regarded as being 

consistent with the George SDF. 

 
FIGURE 37: EXTRACT GEORGE SDF 

The Site 
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The George SDF makes the following policy statements: 

Policy reference Policy Statement Application’s response 

B2: PG b: 

Agriculture 

areas to be 

protected 

The WC Rural Development guidelines apply. 

iii. Subdivision of farmland into non-viable 

agricultural units is not supported. 

iv. Subdivision of areas to create small holdings 

outside designated areas in the LSDF’s/MSF) is 

not supported. 

v. Agri-processing and suitable supplementary 

economic uses are noted in the Zoning Bylaw and 

select (consent/departure) additional used 

evaluated on merit. 

vi. Management of ecological infrastructure/ 

functioning and water security important in 

agriculture areas. 

vii. Alternative (green/intensive) farming to be 

promoted. 

viii. Permanent accommodation for farm workers 

must preferably be provided in existing urban 

areas (consolidation) supported by transportation 

subsidised by the employers to lessen 

vulnerability of farmworker families. 

ix. Temporary farmworker accommodation may 

be supplied for convenience, as per the WC Rural 

Guidelines. Rural access planning is a provincial 

function. 

x. The visual impact of farming activity on the 

rural/natural landscape to be determined and 

evaluated in the evaluation of building- /rights 

applications. 

▪ Refer to Par 14.3 where 

the development 

application’s 

consistency with the 

Provincial Rural 

Development Guidelines 

was motivated. 

E1: PG d: 

Protection of 

the natural 

environment in 

farming and 

forestry areas 

Spatial elements related to environmental 

protections and ecological network connectivity 

to be considered, including the CML, priority 

natural areas, coastal protection zone, 

continuous CBA and ESA (See Spatial Elements: 

Priority Natural areas, Environmental Corridors 

(Green Links) and Hydrological features and 

buffers, Open Space System, Steep slope, Coastal 

Protection zone, CBA, ESA) 

ii. Setbacks to protect the ecological value of 

included or adjacent ecological/environmental 

areas or systems to be illustrated. 

▪ The layout design was 

informed by 

environmentally 

sensitive areas: avoid 

steep slopes, avoid 

sensitive botanical 

areas, and avoid river 

buffers.   
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Policy reference Policy Statement Application’s response 

iii. Hydrological systems and related buffers to be 

identified and confirmed with environmental 

authorities. Estuaries, Wetlands, drainage 

networks and peatlands, amongst other 

environmental features and their ecological 

function to be considered. 

iv. Fire- and other disaster risk management) to 

be managed on site, with due consideration to 

the built environment v. Environmental 

management plans and/or Biodiversity 

Stewardship agreements to be concluded, if 

required by environmental authorities, on 

properties affected by any CBD/ESA 

vi. Proclaimed natural areas only to be used for 

forestry/agriculture if required permissions from 

relevant environmental authorities.  SANParks 

supports the 40m buffer to all primary rivers in 

George Municipality and a 32m buffer to all other 

rivers/streams/hydrological features.  New 

agriculture activity should not be supported in 

river banks and historic transgressions should be 

rectified 

George Growth  ▪ An agri-village is a privately established and 

managed settlement situated on private land 

within a farming area and exclusively 

accommodates the local agri- worker 

community.  The only circumstances under 

which an agri-village should be considered 

include the following: 

▪ in a farming area where there is a 

concentration of agri workers due to the type 

of agricultural activities and that has a 

substantial demand for “off-the-farm” 

settlement. 

▪ areas where there are no established 

settlements within practical commuting 

distance (approximately 30km) and a 

municipality that has no feasible means of 

establishing and managing a new town. 

▪ Considering the substantial managerial and 

financial resources required to establish and 

maintain small settlements, and their 

potential negative impact on the 

environment and due to the relatively short 

distance between settlements in the Western 

▪ The proposed 

residential farming 

village is to 

accommodate farm 

workers and former 

workers that have 

already established 

tenure rights on the 

farms.  This proposal 

will provide formalised 

housing in a village, 

near the existing school 

consistent with this 

criterium. 
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Policy reference Policy Statement Application’s response 

Cape, the establishment of agri-villages or 

new settlements as “off the-farm” options 

both have limited applicability in the Western 

Cape. 

3.1.1.4 Rural: 

Agriculture and 

Natural areas 

The principle that, although legally registered as 

a farm portion, not all properties can be used for 

extensive farming/rural living purposes, as 

defined in the Rural Development Guidelines, 

must be considered in approval of 

rezonings/consents, departures.  The protection 

of certain environmental areas cannot be 

compromised.  The worth of the natural area, as 

an asset to George, must be conserved. The 

current threat is “death by a thousand cuts”, 

given the number of subdivision/alternative 

use/new access applications submitted 

▪ The layout design was 

informed by 

environmentally 

sensitive areas: avoid 

steep slopes, avoid 

sensitive botanical 

areas, and avoid river 

buffers.   

 

Planning Implication: 

Section 19(2) of the Western Cape Land Use Planning Act states: “…If a spatial development 

framework or structure plan does not specifically provide for the utilisation or development 

of land as proposed in a land use application or a land development application, but the 

proposed utilisation or development is not in conflict with the purpose of the relevant 

designation in the spatial development framework or structure plan, the utilisation or 

development is regarded as being consistent with that spatial development framework or 

structure plan…” 

The application area is earmarked for agricultural purposes, and the development proposal 

is mainly for agricultural and conservation purposes.  The residential village is to formalise 

the tenure rights of beneficiaries that are already on the farm, and not creating a ‘new’ rural 

settlement, as the beneficiaries already reside on the application area.   

The development proposal on the application area is therefore regarded as being 

consistent with the approved George Municipal SDF. 

14.5. Garden Route District Municipality Spatial Development Framework 

(November 2025) 

The long-term vision for Garden Route District Municipality is to be: 

“a leading, enabling and inclusive district, characterised by equitable, sustainable 

development, high quality of life and equal opportunities for all” 

The Spatial Development Framework vision is “…Garden Route, the leading, enabling and 

inclusive district, characterised by equitable sustainable development, high quality of life, 

and equal opportunities for all…” 
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Hence, the Spatial Development Framework for the Garden Route District seeks to: 

❖ Fully utilise the environment within the district to promote economic growth 

and sustainability. 

❖ Invest in the systematic and pragmatic role of engineering and movement 

infrastructure. 

❖ Enhance the development potential of existing nodal points through proposals 

for developing industry specific economic clusters in line with the district space 

economy. 

❖ Mitigate existing and potential future land use and environmental conflict(s) 

between human settlement expansion, agriculture and tourism. 

The objectives (and related actions) which have a spatial implication on the Built 

Environment of the GRDM, including Spatial Targeting, the Movement Network, Human 

Settlements. Infrastructure, and Economic Development, include: 

Objective 1: Facilitate the protection, sustainable management, and restoration of the 

GRDM natural environmental resources and implement climate change adaptation 

measures. 

Objective 2: Enhance spatial efficiency and support spatial targeting in the GRDM by 

defining a range of nodes around which to align growth, consolidate infrastructure 

investment and economic development. 

Objective 3: Facilitate development of a comprehensive multi-model movement network 

and optimise equitable and inclusive regional accessibility. 

Objective 4: Facilitate the establishment of sustainable human settlements in all identified 

urban nodes and providing accessible social facilities for resilient and equitable development. 

Objective 5: Align district infrastructure maintenance and construction programmes with 

spatial development directives. 

Objective 6: To enhance the District’s economic development by strengthening the tourism 

industry and expanding agriculture and other economic opportunities, while prioritising 

environmental sustainability and resource conservation. 

➢ Agriculture, finance and business services also contribute to economic activity, 

although at substantially lower levels 

➢ Agriculture, finance and business services also contribute to economic activity, 

although at substantially lower levels. 

➢ The full tourism value chain / offerings should be optimized to ensure 

continuous growth in the sector. The ease of accessing tourist activities (e.g. 

accommodation, activities, merchandise) should be streamlined to maintain 

the marketability of the district 
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FIGURE 38: GARDEN ROUTE COMPOSITE SDF – GEORGE-MOSSEL BAY 

The Garden Route SDF states that the agriculture sector is one of the most important 

employers in the Garden Route District Municipal Area; however, employment in the 

agriculture sector is declining (4.9%) (Garden Route District Municipality, 2017a, 2017b). 

Overall, employment in the agriculture, forestry and fisheries sector accounted for 

approximately 5.64%. 

The Garden Route SDF focus on nodal development, and states that one of the key to the 

success of nodal development is rooted in the principle of focused and deliberate 

government investment spending to ensure that certain priority areas develop to provide an 

extensive range of community facilities, and in the case of rural areas, becoming the 

spatial focal points of agriculturally driven LED interventions and land reform 

initiatives. 

Since the proposal focuses on the nodal resettlement of the existing farm workers with 

settlement rights in terms of ESTA, and since the proposed farmstead development will 

create and enhance viable farming opportunities and employment opportunities for the 

existing settlers within the farmstead, the proposal can be regarded as being consistent with 

the 2025 Garden Route District SDF. 

14.6. George Integrated Development Plan (2022-2027) 

The George Council opted to adopt a new five-year IDP for the period 2022 – 2027.  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 IDP is the municipality’s principal 

five-year strategic plan that deals with the most critical development needs of the municipal 

area (external focus) as well as the most critical governance needs of the organisation 

(internal focus). 
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FIGURE 39: GEORGE IDP: VISION, MISSION & VALUES 

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

upon strategic objectives are: 

 

FIGURE 40: GEORGE MUN. STRATEGIC OBJECTIVES 

The application area is located within Ward 23 of the George Municipality.  None of the 

identified ward-based needs and priorities has a direct bearing or any reference to the 

proposed development on the subject property. 
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FIGURE 41: GEORGE MUNICIPALITY WARDS 

The George IDP identified the following economic opportunities for George: 

▪ The promotion of intensive agriculture practices, agri-processing and small farmer 

development.  

▪ Enhance resilience in the land use management system to provide and enabling 

environment for agricultural and economic development.  

▪ Significant uptake of industrial lands an indication of demand and points to the 

possible increase in job opportunities.  

▪ The agglomeration of tertiary uses in well-located positions not only facilitates 

economic sustainability and coordinated infrastructure planning, but also benefits 

the majority of the users. A system of nodes, precincts, corridors and specialized 

activity areas guide the coordinated allocation of area for economic activity.  

▪ The role of George as an administrative centre (government offices, regional 

business locality) must be supported.  

▪ George is identified as a Regional Development Anchor in the Provincial 

Development Framework is an opportunity to attract investment (public and 

private). 

Planning Implication: 

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

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

The proposal will provide new and additional economic growth prospects. 

The proposed land development application will not directly contribute to any of the Ward-

based issues/priorities but is important to note that the proposal does not contradict any of 

them or the desired outcome for this ward.   

The Site 
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SECTION F :  MOTIVATION 

15. ASSESSMENT OF APPLICATIONS 

15.1. Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) 

The Spatial Planning and Land Use Management Act (SPLUMA) came into effect on 1 

September 2014. One of the main objectives of this act is to provide a framework for spatial 

planning and land use management to address past spatial and regulatory imbalances. 

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

when deciding on an 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 

(4). 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; 

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

space requirements; and 

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

decisions. 

15.2. Land Use Planning Bylaw for George Municipality, 2023 

George Municipality adopted its new Land Use Planning By-law and it came into effect on 

21 April 2023. All land use applications are now being processed and assessed in terms of 

this by-law. This by-law states that the following aspects will be considered when the 

decision are made: 

Criteria Reference in Report 

The impact of the proposed land development on municipal engineering 

services. 

Par. 7 & 8 

The integrated development plan, including the municipal spatial 

development framework. 

Par.14.6 

The applicable spatial development frameworks adopted by the 

Municipality. 

Par. 14.4 

The applicable structure plans. Par 14 
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Criteria Reference in Report 

The applicable policies of the Municipality that guide decision-

making. 

Par. 15.2 

The provincial spatial development framework. Par. 14.2 

Where applicable, a regional spatial development framework 

contemplated in section 18 of the Spatial Planning and Land Use 

Management Act or provincial regional spatial development framework. 

Par. 14.5 

The policies, principles and the planning and development norms and 

criteria set by the national and provincial government. 

Par. 14.1 & 15.1 

The matters referred to in Section 42 of the Spatial Planning and Land Use 

Management Act. 

Principles referred to in Chapter Vl (6) of the Western Cape Land Use 

Planning Act. 

Par.29 

Applicable provisions of the zoning scheme. Par. 5.4 

any restrictive condition applicable to the land concerned N/A 

16. SITE SPECIFIC CIRCUMSTANCES 

As mentioned in Par 14.2; 14.3 & 14.4; the development proposal is generally consistent with all 

spatial planning policies.  

Section 22(2) of the Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013), states 

that “… a Municipal Planning Tribunal or any other authority required or mandated to make a land 

development decision, may depart from the provisions of a municipal spatial development 

framework only if site-specific circumstances justify a departure from the provisions of such 

municipal spatial development framework…” 

The Development represents a singular opportunity to resolve a long-standing socio-

economic and constitutional dilemma within a lawful and sustainable land-use 

framework.  The development integrates the Agricultural and Village components into one 

coordinated system that simultaneously addresses informal rural occupation, agricultural 

productivity, and municipal service obligations.  The circumstances giving rise to this application 

are exceptional and justify approval under section 22(2) of the SPLUMA, as they constitute site-

specific conditions that cannot readily be replicated elsewhere. 

If the current situation remains unchanged, the consequences would be severe: 

i. The absence of formal infrastructure and services will continue to cause the 

progressive deterioration of living conditions.  Waste disposal and informal sanitation 

already pose a threat to health, safety, polluting and degradation to the environment. 

The environmental degradation will intensify over time. 

ii. Without structured intervention, informal occupation will expand and densify.  This 

will lead to greater encroachment on productive agricultural land and create conflict 

between occupiers and landowners, further undermining rural stability. 

iii. The municipality will remain responsible for addressing the needs of informal 

settlements located on private farms, without the budget or statutory framework to 
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sustain such intervention.  This will impose an increasing administrative and financial 

burden on municipal resources. 

iv. The residents themselves will remain without lawful tenure or realistic opportunities 

for adequate housing.  The absence of legal ownership perpetuates social exclusion 

and vulnerability, contrary to the constitutional obligation to progressively realise 

access to land, housing and basic services. 

The “no-go” alternative therefore implies continued deterioration of both the physical and social 

environment. It will frustrate the objectives of national and provincial planning policy promoting 

integrated human settlements and sustainable land use. 

This development proposal does present a unique situation and unique circumstances that justifies 

the approval of this application.  These include: 

▪ The application area south of the N2 National Road, currently consists of 36 farms 

(title deeds) and 9x “pockets” of informal settlements.  Between these informal 

settlements, there are 110 families that have established tenure rights in terms of 

ESTA, but these people live in but they live in dire conditions, without access to basic 

services.   

▪ There is an existing approval from the National Department of Agriculture (refer 

ANNEXURE B), to create 205 small holdings on the application area, hence the 

principle to create smaller farms on the application area, have already been approved 

by the National Department of Agriculture; 

▪ The proposed development directly addresses the existing social and housing 

challenges through a private-public cooperative model consistent with the principles 

of spatial justice, efficiency and sustainability set out in SPLUMA.  The development 

formalises existing informal occupation, provides lawful security of tenure, installs full 

municipal-standard infrastructure at private cost, and establishes a single governance 

structure under a Master Owners’ Association (MOA). 

▪ The proposal provides a structured and lawful land use arrangement in a situation 

where informal residential occupation already exists and where the current 

agricultural use is underutilised. 

▪ Other site specific reasions include:  

16.1. Addressing Spatial Justice and Human Settlements: 

i. Formal Housing Provision:  The core justification is the upgrade and de-

densification of an existing informal settlement by providing new, formal 

housing to the current residents.  This directly addresses historical spatial 

inequalities and improves living conditions, which are key objectives of 

planning legislation in South Africa and the Western Cape. 

ii. The most significant feature of this proposal is the transformation of 

tenure from precarious occupation under the Extension of Security of 

Tenure Act, 1997 (ESTA), to registered ownership under the Sectional Titles 

Act.  This is a fundamental qualitative change. 
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a) Tenure under ESTA is limited to occupation rights that depend on 

the continued consent or ownership of the landowner.  Such rights 

are temporary and defensive in nature. They provide protection 

against eviction but do not create property ownership or enable 

economic advancement. 

b) By contrast, sectional title ownership creates real, registrable rights 

in property. Each residential unit in the Village component will be 

registered in the Deeds Registry in the name of a qualifying 

beneficiary, conferring full ownership. This elevates vulnerable 

occupiers from mere occupants to property owners with enforceable 

rights under South African property law. 

c) Ownership of a sectional title unit provides beneficiaries with the 

ability to prove ownership through a title deed, transfer property to 

heirs and participate in governance through the MOA.  This 

transition converts legal vulnerability into economic 

empowerment and creates intergenerational stability. 

iii. The difference between ESTA protection and registered ownership is 

material and must be properly understood. ESTA provides minimal security 

comparable to a temporary occupational licence, whereas registered 

ownership provides full legal title recognised in the Deeds Registry. It is this 

shift—from dependence to ownership—that brings the beneficiaries into the 

mainstream of property ownership and fulfils the constitutional promise of 

equitable access to land and housing. 

iv. There are already long-standing informal or semi-formal settlers living on 

the farms, meaning the land is not vacant, untouched, or purely agricultural.  

Regularisation of these households through formal housing, addresses 

tenure security, which is a core SPLUMA principle.  The establishment 

proposed farming village avoids relocation costs, potential social disruption, 

and conflict.  Converts a current land-use challenge into a planned, lawful, 

dignified settlement form. 

v. Security of Tenure and Services:  Formalising the housing situation 

provides residents with security of tenure and access to essential services 

(water, sanitation, electricity), which is a significant public interest benefit 

that can outweigh the general policy of containing urban sprawl. 

16.2. Economic and Agricultural Benefits 

i. Job Creation and Economic Opportunities:  The proposed farmsteads 

development (e.g., horse studs, grape farming) would create new, low-

skilled and potentially specialized jobs, which is a vital consideration in rural 

development and employment creation. 

ii. Productive Agricultural Use:  The plan involves converting the land into 

active agricultural use.  The Western Cape Department of Agriculture 

supports the continuation of rural and semi-agricultural land uses, and 
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protecting or better utilising available arable land is a high priority in the 

region.  This aligns with provincial goals for agricultural land preservation 

and food security. 

iii. The proposed farmsteads development turns a currently unmanaged rural 

site, consisting of 36 title deeds, into a regulated landscape with enforceable 

environmental controls. 

16.3. Integrated and Sustainable Development 

iv. Containment of Urban Sprawl (in a unique way):  The SDFs generally 

aim to contain urban development within a defined urban edge to prevent 

fragmentation of the rural landscape and protect high-potential agricultural 

land. In this unique case, the proposal is not for a typical low-density 

residential estate (which is often discouraged outside the urban edge), but 

for a development with a significant agricultural component. 

v. The Proposal Results in an Improved Land Use Pattern - the existing 

farms are currently underutilised and unproductive.  The redevelopment 

introduces viable agricultural activities (stud farms, boutique vineyards, 

equestrian operations) that are: Compatible with the rural character;  low-

impact and typically economically sustainable 

vi. Addressing the "Rural Residential" Challenge: Smallholdings often 

struggle with "irregular land uses" or become "dormitory suburbs" without 

genuine agricultural activity.  The proposed development, with genuine, 

upmarket agricultural activities, is a site-specific solution that avoids this 

common pitfall and can be argued to be a more sustainable form of rural 

land use. 

vii. The site already accommodates permanent residents with legal tenure 

protection under ESTA.  Thus, the land is not pristine agricultural land, nor 

is the proposal introducing new settlement — instead, it is formalising and 

upgrading an existing rural residential community. 

viii. The proposal formalises and upgrades living conditions for residents who 

already have established land tenure rights (e.g., ESTA or generational 

labour tenancy).  The alternative—relocation—would be: 

▪ More costly and socially disruptive. 

▪ Potentially contrary to Constitutional and ESTA protections. 

▪ The project becomes a model of inclusive rural land reform within a 

private development context. 

ix. Social Facilities:  In this case, there is already a school (Hoogekraal 

Primary School), on the application area, and the school will be retained.  

There is already existing social services that exist where the informal settlars 

have established themselves.  

x. Private-Public Cooperation: The ability to leverage private sector 

investment to solve a significant public housing issue (informal settlements) 
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and achieve economic objectives can be a strong, rational basis for a 

deviation, as it builds long-term cooperation between social partners around 

a coherent sustainable development strategy. 

A development decision may depart from the provisions of a Spatial Development Framework 

(SDF) if site-specific circumstances rationally justify the departure.  This unique situation 

on the Hoogekraal Farms presented offers a strong combination of socio-economic and site-

specific justifications that could support such a deviation. 

The Development is a legally, socially and spatially exceptional intervention.  It transforms 

precarious occupation into ownership, restores dignity to vulnerable residents, and achieves 

constitutional and policy objectives through private initiative and integrated management.  It 

constitutes a site-specific departure justified under section 22(2) of SPLUMA and will not set a 

precedent. The approval of this application will achieve a sustainable and inclusive outcome that 

corrects years of neglect and fulfils the constitutional principles of justice, equality and human 

dignity. 

17. CONSISTENCY WITH SPATIAL PLANNING POLICIES 

As described in Par. 14 of this report, the development proposal is generally consistent with the 

relevant spatial planning policies for the following reasons: 

(1) The proposal supports the PSDF principle of “efficient land use” and “enhancement 

of rural economies”, because the introduction of small, lifestyle-orientated 

agricultural holdings directly supports: 

▪ Job creation in equine care, vineyard cultivation, farm maintenance, 

landscaping, hospitality, etc. 

▪ Local supply chain benefits (feed suppliers, farriers, veterinary services); 

▪ This strengthens local agricultural clusters, which is specifically 

encouraged where agriculture is specialised and value-adding rather than 

bulk commodity-based. 

▪ The proposal supports niche, high-value rural production. 

(2) The farming village proposal is a social benefit and Security of Tenure is a key 

Public Interest outcome. 

(3) The proposal formalises and upgrades living conditions for residents who already 

have established land tenure rights (e.g., ESTA or generational labour tenancy). 

(4) The redevelopment of the farming homesteads will improve Conservation and 

Environmental Management.  The development proposal will: 

▪ Demarcate and protect environmentally sensitive areas; 

▪ Remove informal encroachments into wetlands, rivers, or biodiversity 

areas; 

▪ This development proposal will turn a currently unmanaged rural site into 

a regulated landscape with enforceable environmental controls.  It 
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supports the PSDF’s policy of rural landscape protection and ecosystem 

services maintenance. 

18. NO IMPACT ON MUNICIPAL INFRASTRUCTURE SERVICES 

As discussed in Paragraphs 7 and 8, the development proposal will have no impact on municipal 

infrastructure services, for the following reasons: 

(1) The existing farms have a combined annual water allocation of approximately 1,88 

million M³/year, for agricultural use, inclusive for households.  Potable water will 

be purified by the property owners’ association to be equitably redistributed to all 

properties at a rate of 2 kl/u/d.  No water provision is required from George 

Municipality.  Currently, George Municipality has to transport water to the informal 

settlers. 

(2) Individual properties can store water in tanks on site for peak use. Irrigation water 

will be distributed untreated through a separate system to all the cultivated fields, 

vineyards, orchards, and watering points for agricultural use.   

(3) Waste water will be treated on site on each of the new farms south of the N2 

through conservancy tanks connected to treatment systems which are owned and 

operated privately on site by each owner. 

(4) It is proposed that a sewer treatment package plant be construction to receive and 

treat sewage emanating from the Residential Village.  Sewage will be treated to 

General Limits to allow for the re-use of the Treated Sewage Effluent for irrigation 

within the development. 

(5) Treated Sewage Effluent will be discharged into a newly constructed reservoir from 

where it will be distributed for irrigation of general areas under the management 

of the Home Owner’s Association. 

(6) Electricity services will be provided directly from Eskom, and also from enewable 

energy (i.e. a hybrid supply).  No electrical services will be required from George 

Municipality.  

From the above it is clear that the no new service burden will be placed on George Municipality, 

and therefore the proposal supports fiscal sustainability for George Municipality. 

19. ACCESSIBILITY OF THE APPLICATION AREA 

The application area is located south of the N2 National Road, a Class 1 roadway under jurisdiction 

of SANRAL.  Morrison Road and Main Road (Western Cape Government Main Road MR00348), a 

Class 2 road, traverses to the west of the development site and is under the jurisdiction of Western 

Cape Government as Approving Authority and George Municipality as Roads Authority. 

Access to the proposed coastal farmstead development will be off Main Road 348 (roughly at 

kilometres 12,9, 14,2 and 15,2) to the existing minor roads.   
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The development will have two primary access points: one north of the N2 to serve the ±20 farm 

units located there, and one south of the N2 to serve the ±103 farm units.  Although the 110 agri-

village units will access through the identified service entrance, as a worst-case scenario, a single 

combined access point (i.e. Development Access 1) was analysed, for the southern farm units and 

the agri-residential village sharing a single access. 

All roads in the application area within the proposed farmsteads will be private roads.  There are 

existing proclaimed roads that will be deproclaimed, closed and retained as private streets.  

Preliminary discussions with the Provincial Roads Authority confirmed that as long as no land 

owner’s right to access is affected, and right of way servitudes are registered, there is in principle, 

no objection to the proposed de-proclamation of these roads.   

The intersection of Morrison Road and the Development Access will operate as a sideroad stop-

controlled intersection for the Development Access, with a dedicated turning lane for the left 

turners from the development onto Morrison Road.  The major traffic movement along Morrison 

Road will remain free flowing, with dedicated turning lanes (left and right turn lanes) proposed 

Development Access / Main Road. 

It is therefore clear that the application area is well located, and that ample access exist and that 

ample access can be provided for the proposed development. 

20. LAND REFORM AND SECURITY OF TENURE FOR THE POOR 

The application area currently accommodates a number of long-term residents (110 families) who 

hold rights in terms of the Extension of Security of Tenure Act (Act 62 of 1997).  These households 

have lived on the property for many years, forming a socially cohesive, recognised rural 

community.  Existing infrastructure is basic and informal, and living conditions are below 

acceptable standards of human dignity.  These families cannot be accommodated in one of the 

existing urban settlements in George, as there are currently, approximately twenty thousand 

people on the municipality’s housing waiting list.  This means that realistically, these families will 

not be able to receive formalised subsidised housing within at least the next 20 years (if the 

municipality is able to deliver 1000 subsidised houses per annum). 

The proposed development will formalise housing for existing residents and improves tenure + 

living conditions of the 110 families with ESTA rights, that already resides scattered over several 

farms on the application area. 

The farming village proposal is a social benefit and Security of Tenure is a key Public Interest 

outcome.  The proposal formalises and upgrades living conditions for residents who already have 

established land tenure rights (e.g., ESTA or generational labour tenancy). 

21. NO IMPACT ON THE CHARACTER OF THE SURROUNDING AREA 

The area surrounding the large application area is predominantly rural in character, with land 

primarily utilised for agricultural purposes, including both cultivated lands and natural grazing 

areas.  The settlement pattern is dispersed, consisting mainly of large agricultural holdings and 

farmsteads, consistent with a low-density, agricultural landscape. 



PROPOSED REZONING; CONSOLIDATION & SUBDIVISION: PORTIONS OF THE FARM HOOGEKRAAL 

NO 238, GEORGE & PORTIONS OF THE FARM BUFFELSDRIFT NO 227, GEORGE 

 

PAGE 100 SEPTEMBER 2026  

The proposed organised farmsteads of ± 5 ha each, with clear delineation of the environmentally 

sensitive areas, will not impact on the rural character of the area. 

The potential new agricultural activities that will take place, will enhance the rural and agricultural 

character of the area, and the formalisation of the dispersed informal settlements, will enhance 

the rural and agricultural character of the area, and the sense of place. 

22. NO UNDESIRABLE PRECEDENT 

Concerns have been expressed during the pre-application consultation process, that an 

undesirable precedent will be created, and that the proposed farmstead development will result 

in the fragmentation of other rural areas in the George Municipal area. 

The fact that the application area already contains 110 families with established ESTA rights, and 

that the proposal will result in the formalisation of housing for these beneficiaries, at the cost of 

the developer, is a unique, non-replicable situation based on: 

▪ Social justice outcomes 

▪ Specific economic and environmental management model 

▪ Improved agricultural production, and a decreased in the number of farms that have 

already been approved by the National Department of Agriculture (i.e. decrease from 

205 farms to 123 farms). 

The circumstances of this application are unique. The informal settlements on privately owned 

farms arose from social injustice. The occupiers have long-standing tenure rights under ESTA but 

have been left in conditions of neglect, with no access to formalised services or lawful mechanisms 

to improve their situation. The proposed development provides a lawful and practical remedy to 

this impasse. 

The proposal achieves this transformation without reliance on public funding. The developer will 

install and maintain infrastructure through the MOA, assuming obligations that ordinarily rest on 

the municipality.  The municipality and its taxpayers’ benefit from a formal, serviced and managed 

settlement without incurring the cost of service delivery, while also discharging its constitutional 

responsibilities. 

The convergence of facts in this case—the presence of long-established ESTA occupiers, the 

consent of landowners, the availability of land suitable for structured agricultural redevelopment, 

and the willingness of a private developer to fund infrastructure and assume management 

obligations—creates a situation that is circumstantially and legally unique. 

Because of its unique character, this proposal will not set a precedent. It does not represent a 

general deviation from planning policy but rather a site-specific resolution of an entrenched social 

and land-use problem.  The combination of historical occupation, social vulnerability, private 

investment and cooperative governance cannot easily be repeated elsewhere. 

The proposed reorganisation of the farms into smaller productive agricultural units and the 

consolidation of existing informal settlement into a formal village has cumulative impacts that are 



PROPOSED REZONING; CONSOLIDATION & SUBDIVISION: PORTIONS OF THE FARM HOOGEKRAAL 

NO 238, GEORGE & PORTIONS OF THE FARM BUFFELSDRIFT NO 227, GEORGE 

 

PAGE 101 SEPTEMBER 2026  

predominantly positive, including improved social stability, increased agricultural productivity, 

enhanced environmental management, and strengthened rural economic networks.  Potential 

adverse impacts such as landscape change, infrastructure demand, and water resource pressure 

can be effectively mitigated through design controls, enforceable management guidelines, and 

appropriate environmental authorisations.  The net cumulative effect is a transition from 

unregulated and underutilised land to a planned, economically and socially resilient 

rural landscape. 

23. NO IMPACT ON EXISTING RIGHTS 

The farms in the surrounding area have a right to farm, and a right to access.  The proposed 

farmstead development and farming village development will ensure an enhanced rural and 

agricultural character.   

All farms in this area that currently receive access via the proclaimed minor roads, will be granted 

a right of way servitude through the proposed farmstead development.  The implication being that 

the surrounding property owners will benefit from improved access to their properties. 

Additional farming activities will result in additional surveillance, and improved rural safety and 

security, hence no impact on any established rights. 

24. INSIGNIFICANT IMPACT ON AGRICULTURAL POTENTIAL OF THE LAND 

As discussed in Par 12.5 of this report, the entire potential development footprint is considered to 

be on the threshold for needing to be conserved as agricultural production land because it is 

suitable as irrigated pastures but has limitations that make it unsuitable as viable cropland.  

Productive agricultural activity on the farms has declined, and parts of the land are underutilised 

and degraded. 

The proposed farmsteads support viable, specialised agricultural uses, which will:- 

▪ Create employment, 

▪ Support value-adding agricultural chains (veterinary, feed, wine industry, equine 

rehabilitation, farriery, etc.), 

▪ Strengthen George’s agri-tourism and equestrian cluster identity. 

▪ Improves agricultural productivity, rather than reducing it. 

The overall negative agricultural impact of the development (loss of future agricultural production 

potential) is assessed as being of low significance and acceptable. 
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25. NO IMPACT ON HERITAGE RESOURCES 

As discussed in Par 12.6 of this report, some conservation worthy buildings exist on the application 

area.  Where possible, these buildings will be retained, and the proposed development will have 

no negative impact on any heritage resources.   

The proposal will however require an authorisation from Heritage Western Cape, and this process 

is underway.  The Heritage Impact Assessment was submitted to Heritage Western Cape.  The 

Record of Decision from Heritage Western Cape will be provided in due course. 

26. LOW VISUAL IMPACT 

Square One Landscape Architects was appointed to conduct a Visual Impact Assessment (VIA) for 

the proposed Coastal Farmstead development.  A copy of this VIA is attached as ANNEXURE V.  

This Visual Statement describes the potential visual impacts associated with the proposed Farm 

Estate development on Portions of the Farms Hoogekraal No 238 and Buffelsdrift No 227, near 

Glentana in the George Municipality.  The project site is bounded by the N2 National Road to the 

north and steep coastal escarpments descending to the Indian Ocean to the south.  The 

surrounding land use is a transitional rural-coastal landscape characterized by undulating 

agricultural fields, deeply incised river valleys, and dense coastal thicket. 

Based on the visual analysis and evaluation of the receiving environment, the proposed agricultural 

and eco-estate development is anticipated to carry a Low overall visual impact, provided the strict 

architectural and landscaping guidelines are enforced. The property occupies a highly sensitive 

geographic transition zone and a complex cultural landscape. However, the proposal's intentional 

shift away from the previously approved, high-density Lagoon Bay golf resort model to a low-

density settlement of 5-hectare farms significantly reduces the baseline visual intrusion. 

To ensure the development successfully integrates with the sensitive coastal-plateau landscape 

and mitigates potential visual intrusion along public scenic routes, the following mitigation 

measures are recommended in the VIA: 

❖ Landscape and Vegetation Integration (N2 Green Buffer): A comprehensive 

landscape intervention must be implemented along the northern boundary to create 

a dense green buffer between the N2 highway and the Hoogeland Farming Village. 

Planting must utilize locally indigenous, non-invasive screening species (explicitly 

avoiding plants that produce fleshy berries or present a choking/toxicity hazard to 

local communities and children). Furthermore, strict tree and fynbos protection 

zones must be enforced across the Eco Properties to retain the existing natural 

screening capacity.  

❖ Architectural Articulation and Materiality: Buildings must strictly adhere to the 

proposed contemporary agricultural vernacular. Exterior facades should utilize a 

recessive, earthy colour palette (such as muted greens, browns, charcoals, or warm 

greys). Natural, textured materials (like timber and stone) and non-reflective finishes 

for roof sheeting and extensive glazing must be prioritized to break up structural 

mass and prevent daytime glare across the plateau.  
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❖ Lighting and Glare Reduction: Exterior lighting across both the private farms 

and the communal Hoogeland Farming Village must adhere to "dark sky" principles. 

Luminaires should be low-level, downward-directed, and shielded to prevent light 

spill and nighttime visual intrusion into the surrounding rural landscape and sensitive 

coastal ecosystems.  

❖ Boundary and Earthworks Treatments: To minimize earthworks and visual 

scarring, buildings and roads must follow natural contours. Solid, monolithic 

boundary walls must be avoided; instead, visually permeable fencing (such as timber 

rail or wire) softened by indigenous hedging should be utilized to maintain the open, 

agricultural character of the site.  

The Visual Impact Assessment report concluded that after ground-truthing the site and assessing 

the development against spatial policies and the receiving environment, the baseline visual impact 

is anticipated to be minimal due to the low-density, agriculturally sympathetic design principles. 

The primary visual risks pertain to the N2 highway interface at the Hoogeland Farming Village, as 

well as the potential alteration of the visual setting surrounding highly sensitive heritage resources, 

namely the historic Hoogekraal Farm Werf Precinct and the localized burial grounds.  

With the successful implementation of the recommended mitigation measures, specifically the 

establishment of a robust green buffer along the N2, the preservation of existing vegetation 

around the informal cemeteries, and the strict adherence to low-scale architectural guidelines and 

spatial setbacks around the historic werf precinct, the development will comfortably recede into 

the existing landscape fabric. As such, the overall visual impact is concluded to be Low 

27. POSITIVE SOCIO-ECONOMIC IMPACTS 

Multi-Purpose Business Solutions, conducted an Agriculture Viability Analysis and Socio-

economic Cost-Benefit Assessment for the proposed Hoogeland Coastal Farmsteads Development.  

A copy of this assessment is attached as ANNEXURE W to this report. 

Several socio-economic impacts of the proposed reconfiguration were identified. Positive impacts 

include providing housing and amenities for 110 farm workers with tenure rights and increasing 

agricultural production of high-value crops such as avocados and macadamias (pending water 

availability).  The project would benefit the George Municipality by maintaining employment 

among existing contractors and triggering successive rounds of spending, thereby generating 

income for the local economy.  An estimated R3,3 billion in capital investment could 

contribute R2,6 billion (net of import leakage) to the Western Cape's GGP during 

construction, with the George economy as a significant beneficiary.  The project could sustain 

approximately 11 430 direct, indirect, and induced employment opportunities. 

An estimated R2 billion in operational income could generate R2,5 billion (net of import 

leakage) in nominal terms over 25 years for the Western Cape economy's GGP.  It could also 

create 6 462 direct, indirect, and induced employment opportunities over 25 years, 

with salaries that could boost the economic income by R1 080,2 million over 25 years, or roughly 

R43,2 million per year. 
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The assessment indicates that the socio-economic benefits of the proposed Reconfiguration 

outweigh any potential socio-economic drawbacks as mentioned above. As a result, no fatal socio-

economic flaws have been identified or are expected for the proposed reconfiguration of the 

Hoogeland Farmstead development. 

The Hoogeland Farmsteads development and Hoogeland Farming Village development will have 

significant positive socio-economic impacts.    

The proposal will have significant socio-economic benefits during the construction phase, but also 

during the operational phase of the development.   

The developers have already started to, in conjunction with the Africa Skills Training College in 

George, started to establish community vegetable and food gardens.  These food gardens are 

some of the agricultural initiatives that have been implemented, but that that can be expanded 

during the operational phase of the development.  These gardens are established in the aera 

where the Hoogeland Farming Village will be created.  The figures below show the newly 

established food gardens.  

  

  

FIGURE 42: NEWLY ESTABLISHED FOOD GARDENS 

The biggest socio-economic benefit of this project is the transformation of tenure from 

precarious occupation under the Extension of Security of Tenure Act, 1997 (ESTA), to registered 

ownership under the Sectional Titles Act.  110 poor, marginalised families will receive serviced 

houses - this is a fundamental qualitative change.   
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The proposed Hoogeland Farming Village will consolidate informal pockets of informal housing, 

into one, serviced, dignified residential village, with access to water, sanitation, energy, waste 

management, and social facilities such as a creche, community hall, training hub, and a school.  

The proposed development results in direct job creation during construction and long-term 

employment linked to ongoing agricultural, equestrian, environmental stewardship, and 

maintenance operations.  The relocation of ESTA-holders into a formalised residential village on 

the farm, allows for structured skills development, enterprise incubation, improved access to 

services, enhanced livelihoods, tenure security, and reduced social vulnerability.  The project 

supports an inclusive rural economy consistent with SPLUMA principles of spatial justice, spatial 

resilience, and efficiency. 

27.1. Socio-economic cost-benefit analysis 

Multi-Purpose Business Solutions, conducted a Socio-economic cost-benefit analysis, based 

on three (3x) scenarios: 

❖ Scenario 1: A reconfiguration of 529 ha to represent 57 small-scale farming 

units and 24 conservation parcels, as opposed to 257,0 ha of dryland pasture 

and livestock production.  

❖ Scenario 2: A reconfiguration of 529 ha to represent 57 small-scale farming 

units and 24 conservation parcels as opposed to 25 ha of potential avocado 

orchards (constrained due to irrigation requirements).  

❖ Scenario 3: A reconfiguration of 529 ha to represent 57 small-scale farming 

units and 24 conservation parcels as opposed to 23 ha of potential macadamia 

farming (constrained due to irrigation requirements).  

The Figure below presents the net benefit on the Macroeconomic impact approach. On the 

Micro cost-benefit approach, the comparable current net cost is minus R2 539,4 million 

(Scenario 1), minus R2 545,7 million (Scenario 2), and minus R2 550,3 million (Scenario 3), 

reflecting that the capital expenditure is not recovered from recurring operations income 

alone in any of the three scenarios: 

 

FIGURE 43: COMPARISON OF NET BENEFIT/(COST) IN CURRENT AND NOMINAL TERMS FOR EACH SCENARIO 

OVER 25 YEARS AND ON AVERAGE PER ANNUM 

The net benefit on the Macroeconomic impact approach. On the Micro cost-benefit 

approach, the comparable current net cost is minus R2 539,4 million (Scenario 1), minus R2 

545,7 million (Scenario 2), and minus R2 550,3 million (Scenario 3), reflecting that the 
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capital expenditure is not recovered from recurring operations income alone in any of the 

three scenarios. 

Other socio-economic benefits of this project include: 

27.2. Employment opportunities during the construction phase 

Employment opportunities that will be created during the construction phase of this 

development project, include: 

i. Construction work: Bricklaying, plastering, paving, roofing; 

ii. Site clearing and alien clearing; 

27.3. Skills development opportunities during the construction phase 

Skills development opportunities during the construction phase include: 

i. Training to use small scale construction equipment (e.g. compact loaders, 

brush cutters, compacting, etc.) 

ii. Training in Health and Safety  

iii. Basic firefighting skills; 

iv. The local residents that are already on the application area, can be involved 

in these activities and they will benefit from these skills development 

initiatives. 

27.4. Employment opportunities during the operational phase 

Employment opportunities during the operational phase of the development include 

complementary value chain jobs such as: 

i. Equine stabling, stud farms & grooming; 

ii. Stable hands, paddock care, feed management 

iii. Animal handling, breeding assistance 

iv. Viticulture or boutique fruit/berry production 

v. Planting, pruning, harvesting 

vi. Landscape and land rehabilitation teams 

vii. Alien clearing, erosion prevention 

viii. Composting / green waste processing hub 

ix. Sorting, bio-mulch prep 

x. Cleaning, Gardening,  
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27.5. Employment related to small-scale farms and conservation properties 

The Reconfiguration Proposal entails 82 small-scale farming units of which 31 are pure 

agriculture; 32x will be a split between agriculture and conservation, and 19 will be no 

agriculture and only conservation parcels.  Given the nature of the properties and the 

dwellings' high-end focus, the following scenarios could unfold.  The study assumed a mix 

between Family-Focused and Fully Staffed, as per the guidance below, and applied an 

average of three staff per household (main dwelling) across agricultural smallholdings and 

conservation properties, and also assume that one person will be employed to maintain the 

farm manager's dwelling on the agricultural properties.  The staffing complement for the 

agricultural properties is as follows: main farm dwellings (171) and farm managers’ houses, 

resulting in a total of 229 direct employment equivalents.  For the conservation units, 72 

direct employment equivalents are envisaged, with a total permanent employment 

complement of 301 associated with the dwellings on the small-scale farming units and 

conservation properties once all the dwellings are built and occupied. 

27.6. Employment related to Conservation Lifestyle areas 

The conservation area (excluding the dwelling), which is assumed to have trails and low-

impact amenities, would require regular upkeep using a lean staffing model. For these 

purposes, the following guidance is used: 

❖ A full-time, dedicated conservation worker for a 4,8-ha conservation property 

is rarely required unless the land is heavily infested with alien invasive plants 

(AIPs). Most conservation lifestyle areas of this scale operate effectively with 

one permanent general worker (or a half-time staff member) who manages 

both the conservation area and general property maintenance.  

❖ Seasonal and specialised employment is required for alien clearing 

(annual/biannual), which requires a specialised contractor team (typically 4 - 

8 people) for 2 - 5 days, once or twice a year, to perform intensive hacking or 

spraying. Trail Reconstruction (post-rainy season) may be required due to the 

climate, and heavy rains can cause erosion on slopes in the Garden Route. A 

seasonal team may be needed for one week per year to repair drainage bars 

and re-surface trail sections. A permanent worker could maintain firebreak 

preparation. However, the initial clearing of a 4,8-ha perimeter often requires 

a "blitz" effort over 2 - 3 days involving a team of 3 - 4 people to ensure the 

area is compliant before the peak fire season.  

Based on annual employment, using the number of person-days (see below) as a guide and 

21,67 workdays per month, the staff requirement is three persons (rounded). Annually, the 

staff requirement is less than one.  For the 24 conservation properties envisaged, the 

guidance specifies a staff requirement of 72. 
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27.7. Skills development opportunities during the operational phase 

Skills development opportunities during the operational phase of the development include: 

i. Gardening (community food gardens) 

ii. Cooking and meal planning from community food gardens 

iii. Basic agricultural production skills 

iv. Livestock and equine care 

v. Permaculture and regenerative agricultural techniques 

vi. Invasive alien clearing skills development 

vii. Community Construction Leadership development. 

27.8. Micro-enterprise development opportunities 

Micro-enterprise development opportunities as a result of this development includes: 

i. Landscaping and garden services 

ii. Equine Grooming and paddock management services 

iii. Agri-caretaker and farm housesitting services 

iv. Maintenance Teams (fencing; irrigation; pump maintenance); 

v. Crafts, woodworking and stable equipment repairs 

vi. Invasive alien clearing opportunities for small businesses 

vii. Native seed propagation nursery, employing local women and youth 

27.9. Key Socio-Economic Outcomes 

The key Socio-Economic Outcomes of this development project, include: 

i. the transformation of tenure from precarious occupation under the Extension 

of Security of Tenure Act, 1997 (ESTA), to registered ownership under the 

Sectional Titles Act.   

ii. Increased Skills base amongst formerly marginalised rural residents; 

iii. Enhanced lifetime earning potential through artisan trade pathways 

iv. Strengthened local SMME’s and contractor base 

v. Reduced dependence on external labour in future development phases 

vi. Tangible generational upliftment and rural economic stabilisation. 

From the above it is clear, that the proposed Hoogeland Coastal Farmstead and Hoogeland 

Farming Village development will have significant beneficial short term and long term socio-

economic benefits.  
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28. DESIRABILITY 

The following key considerations must be taken into account to determine the desirability of the 

proposed land use. 

Key Considerations Key Questions to Ask Proposal’s Response 

Economic impact Positive or Negative impact 

on neighbourhood / 

settlement? 

(i) As mentioned in Par 27, the 

proposal will have significant 

positive economic impacts during 

the construction as well as 

operational phase.  These include 

job creation, Micro-enterprise 

development opportunities for new 

businesses; 

(ii) Strengthened local SMME’s and 

contractor base. 

(iii) Reduced dependence on external 

labour in future development 

phases; 

(iv) Tangible generational upliftment 

and rural economic stabilisation. 

Social impact Greater social justice, equity 

of access to opportunity 

(i) As mentioned in Par 16.1 of this 

report, the single most significant 

social impact of this proposal is 

that it directly addresses the 

existing social and housing 

challenges through a private-public 

cooperative model consistent with 

the principles of spatial justice, 

efficiency and sustainability set out 

in SPLUMA.   

(ii) The development formalises 

existing informal occupation, 

provides lawful security of tenure, 

installs full municipal-standard 

infrastructure at private cost, and 

establishes a single governance 

structure under a Master Owners’ 

Association (MOA). 

(iii) the upgrade and de-densification of 

an existing informal settlement by 

providing new, formal housing to 

the current residents.  This directly 

addresses historical spatial 

inequalities and improves living 

conditions, which are key 
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Key Considerations Key Questions to Ask Proposal’s Response 

objectives of planning legislation in 

South Africa and the Western 

Cape. 

(iv) the transformation of tenure from 

precarious occupation under the 

Extension of Security of Tenure 

Act, 1997 (ESTA), to registered 

ownership under the Sectional 

Titles Act.  This is a fundamental 

qualitative change. 

(v) This transition converts legal 

vulnerability into economic 

empowerment and creates 

intergenerational stability. 

(vi) Formalising the housing situation 

provides residents with security of 

tenure and access to essential 

services (water, sanitation, 

electricity), which is a significant 

public interest benefit that can 

outweigh the general policy of 

containing urban sprawl. 

(vii) Skills development in skills such as: 

Gardening (community food 

gardens); Cooking and meal 

planning from community food 

gardens; Basic agricultural 

production skills; Livestock and 

equine care; Permaculture and 

regenerative agricultural 

techniques; Invasive alien clearing 

skills development & Community 

Construction Leadership 

development. 

Scale of capital 

investment 

> capital investment - > 

positive impact 

(i) Significant private capital 

investment in the George Municipal 

area, and in specific the direct 

area.  This include: 

a. ±R250 Mil on infrastructure; 

b. ± R70 Mil for the Farming 

Village; 

c. ± R15 Mil for 82x farm steads 

= R1,23 bn. 
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Key Considerations Key Questions to Ask Proposal’s Response 

Compatibility with 

surrounding land uses 

 (i) As mentioned in Par 13, the area 

surrounding the large application 

area is predominantly rural in 

character, with land primarily 

utilised for agricultural purposes. 

(ii) Glentana Residential area is located 

south west of the application area, 

meaning that the application area 

can be regarded as being in the 

“urban periphery” from Glentana / 

Mossel Bay Municipality. 

(iii) The proposed coastal farmstead 

development, is in keeping with the 

existing rural context and are 

unlikely to alter the prevailing 

character of the area, as 

agricultural activities will remain, 

and be enhanced on the 

application area. 

Impact on external 

engineering services 

How much must the 

developer contribute to 

municipal costs incurred? 

(i) No impact whatsoever.  Application 

area has water extraction rights, 

no need to connect to municipal 

sanitation networks. 

(ii) Proposed development will connect 

to existing Eskom networks, and 

will be augmented with renewable 

energy. 

(iii) Existing road infrastructure, the 

developer will upgrade the 

intersection to the access of the 

application area. 

(iv) Privately funded services and 

infrastructure maintenance. 

Impact on safety, 

health & well-being of 

the surrounding 

community 

 (i) Improved job creation and 

formalised housing, will result in an 

upgrading of the safety and 

secutiry of the area. 

(ii) Additional farms, controlled by a 

HOA and Master HOA, will result in 

better control of the rural area, and 

improved safety and security. 

(iii) Increased agricultural activities on 

the farmsteads, will result in a 

better developed rural area. 
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Key Considerations Key Questions to Ask Proposal’s Response 

(iv) Moves from ad-hoc informal 

settlement, to structured rural land 

use. 

Impact on heritage  (i) No impact on heritage.  Where 

required, the identified heritage 

buildings will be retained.  

(ii) Grave sites will be surveyed and 

respected in perpetuity. 

Impact on the 

biophysical 

environment 

Are there negative impacts? 

Are they adequately 

mitigated? 

(i) Environmental informants guided 

the design of the development 

proposal: steep slopes, aquatic 

buffers, and sensitive biodiversity 

areas have been avoided. 

(ii) The environmentally sensitive 

farmsteads will have a “Nature 

Conservation Area” zoning. 

(iii) The proposal will result in identified 

CBA areas being mostly restored 

through alien vegetation removal 

and biodiversity management.  

Only minimal disturbance in these 

areas is proposed and will be 

assessed by the specialists. 

(iv) The proposal will protect sensitive 

areas and introduce active land 

stewardship. 

Traffic impacts, 

parking access, other 

transport 

considerations 

Support for densification & 

functional public transport 

system? 

(i) Insignificant traffic impacts. 

(ii) The net effect of the development 

traffic impact is 122 additional 

single dwelling units on 

development area. 

(iii) Provision will be made for public 

transport drop-off facilities 

downstream of the main access to 

the development in both directions. 

Impact on quality of 

life (incl. views, 

sunlight, privacy, 

visual impact, 

character) 

 (i) Reduces social fragmentation 

currently caused by dispersed 

informal settlements. 

(ii) The proposed farming village 

directly addresses historical spatial 

inequalities and improves living 

conditions for the poor. 
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Key Considerations Key Questions to Ask Proposal’s Response 

Timing – need to 

densify or protect 

urban edges 

The best option for the site 

at this point? 

(i) Providing secure tenure on the 

farm reduces likelihood that these 

households would later require 

subsidised urban housing. This 

reduces municipal housing 

pressure over time. 

Cumulative impacts Unacceptable cumulative 

impacts? 

(i) Only positive impacts. No negative 

impact on any of the surrounding 

property owners.  

(ii) Limited, unique context prevents 

inappropriate replication. 

(iii) The move from scattered informal 

dwellings to a planned rural village 

strengthens social cohesion and 

improves long-term stability and 

dignity. 

(iv) Unproductive or semi-abandoned 

farmland shifts towards niche 

agriculture (stud breeding, 

boutique vineyards, heritage crops) 

and value added services. 

Opportunity costs Any unacceptable 
opportunity costs? 

(v) Private investment 

(vi) No municipal funding required 

Alignment with SDF’s  (vii) Consistent with applicable SDF’s.  

Refer to Par. 14 

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

29. REMOVAL OF TITLE DEED RESTRICTIONS 

The application to remove restrictive title deed conditions from the deeds all relate to the 

cancellation of historical right of way servitudes that were imposed prior to the proclamation of 

the various Minor District Roads that exist on the application area.  Since these conditions were 

imposed, the public roads were proclaimed, and the proposal now is to deproclaim these public 

roads, and to develop private roads, and register right of way servitudes for affected properties.  

The nett effect will be that these affected landowners that are not within the application area, will 

have better road access, on newly constructed private roads, to their farms. 

According to Section 33(4) of the George Municipality’s By-law on Municipal Land Use Planning, 

the municipality must have regard to the following, when considering the removal, suspension or 

amendment of restrictive title deed conditions: 
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a) The financial or other value of the rights in terms of the restrictive condition 

enjoyed by a person or entity, irrespective of whether these rights are personal or 

vest in the person, as the owner of a dominant tenement. 

Response: 

The rights that are enjoyed by these conditions are in favour of the public.  The rights are access 

but not on well-maintained roads.  The proposal to deproclaim the Minor Roads, develop new 

private roads and grant new right of way servitudes to affected land owners, will improve the 

value of all properties within this precinct. 

b) The personal benefits which accrue to the holder of rights in terms of the 

restrictive condition. 

Response: 

The holder of the rights is the entire community of this area that use these roads.  The personal 

benefits for the holders are access on these roads, not necessarily well-maintained roads.  It will 

be more beneficial to drive on new, well-maintained, private roads. 

c) The personal benefits which will accrue to the person seeking the removal, 

suspension, or amendment of the restrictive condition if it is amended, suspended, 

or removed. 

Response: 

The personal benefit which accrues to the person seeking to remove the condition will allow the 

developers to deproclaim the current, badly maintained roads, and to redevelop new, private 

roads.  This will improve mobility and accessibility for the proposed development, whilst no 

landowner will be deprived of any access. 

d) The social benefit of the restrictive condition remaining in place in its existing 

form. 

Response: 

There are no social benefits to maintaining these conditions and maintaining the existing, badly 

maintained public roads, compared to driving on new, well-maintained private roads.  These 

conditions were imposed before the roads were proclaimed as Minor Roads. 

e) The social benefit of the removal, suspension or amendment of the restrictive 

condition. 

Response: 

The social benefit will be for the residents of the proposed farmstead development, as well as the 

surrounding landowners that will have access to these roads via new right of way servitudes, to 

be able to drive on new, well-maintained roads.  
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f) Whether the removal, suspension or amendment of the restrictive condition will 

completely remove all rights enjoyed by the beneficiary or only some of those 

rights. 

Response: 

The beneficiaries of these rights are the roads users within the application area, their visitors and 

the owners of the surrounding properties that must make use of these roads for access and their 

visitors.  All road users will still have access via newly constructed and well-maintained private 

roads, and no one’s access will be negatively affected.  Hence, the access rights of the affected 

properties will not be affected, it will be improved. 

g) Whether the removal would be in the public interest. 

Response: 

The existing public gravel roads are poorly maintained, eroded, or in disrepair. This reduces safety, 

particularly in wet conditions, and restricts emergency and service access. The construction of 

new, engineered roads increases safety for all users and ensures reliable access year-round. This 

aligns with SPLUMA’s principle of safe and efficient settlement patterns. 

The District Municipality is currently responsible for maintaining the gravel road but does not have 

the operational budget to maintain them effectively.  Transferring maintenance responsibility to 

private landowners, reduces municipal expenditure, ensures roads are maintained to a consistent 

standard, and reflects fiscal sustainability, a key SPLUMA requirement.  Therefore, it can be 

argued that the removal of these conditions that relate to the cancellation of public right of way 

servitudes, and replaced by new private roads with secured access, is in the public interest. 

30. 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 are applicable 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 the application area complies with these planning 

principles: 
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30.1. Spatial Justice 

Criteria Compliance Planning Implication 

Past spatial and other 

development imbalances must 

be redressed through improved 

access to and use of land. 

Comply 

Existing occupants with ESTA Rights, will not be 
able to acquire formalised homes and ownership 
on the property, without having to relocate to 
other areas. 

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. 

Not 
applicable 

This policy is not applicable 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. 

Not 
applicable 

This policy is not applicable 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. 

Not 
applicable 

This policy is not applicable to the application area. 

Land development procedures 

must include provisions that 

accommodate access to, and 

facilitation of, security of tenure 

and the incremental upgrading 

of informal areas. 

Not 
applicable 

The municipality should process this application 

within the prescribed guidelines of the Land Use 

Planning By-Law for George Municipality, 2023. 

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. 

Comply 

The municipality should process this application 

within the prescribed guidelines of the Land Use 

Planning By-Law for George Municipality, 2023. 
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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 

(i) The current land use rights on the 

application area is “agriculture”.  The 

proposal is to retain the agricultural 

rights, just in more efficient and smaller 

portions. 

(ii) The existing informal settlers have 

establised rights to remain on the 

applciation area, in terms of ESTA.  The 

proposed farming village, will secure 

these rights, but accommodate these 

beneficiaries in an ordered and strucuted 

manner. 

30.2. Spatial Sustainability 

Criteria Compliance Planning Implication 

Promote land development that 

is spatially compact, 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 

(i) The proposed development promotes 

spatial efficiency rather than dispersal 

because it consolidates all existing 

informal and dispersed dwellings into 

one planned rural village. This results in 

a compact settlement form, rather than 

the current scattered and inefficient 

pattern of occupation across the farm 

portions. 

(ii) The proposal does not create an 

unfunded or open-ended service 

liability for the municipality, because 

internal services and roads provided and 

managed by farm owners and a 

homeowners’ association, and Ongoing 

operation and maintenance is carried by 

residents and farm owners, not the 

municipality. 

Ensure that special 

consideration is given to the 

protection of prime, unique and 

high potential agricultural land. 

Comply 

(i) As discussed in Par 12.5 of this report, the 

entire potential development footprint is 

considered to be on the threshold for 

needing to be conserved as 

agricultural production land because it 

is suitable as irrigated pastures but has 

limitations that make it unsuitable as 

viable cropland.  Productive agricultural 

activity on the farms has declined, and 

parts of the land are underutilised and 

degraded. 
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Criteria Compliance Planning Implication 

(ii) The proposed farmsteads support 

viable, specialised agricultural uses, 

which will improve agricultural 

productivity, rather than reducing it, and 

support value-adding agricultural chains 

(veterinary, feed, wine industry, equine 

rehabilitation, farriery, etc.) 

Uphold consistency of land use 

measures in accordance with 

environmental management 

instruments. 

Comply 

(i) The proposal has been designed to align 

with and support existing 

environmental management 

instruments; 

(ii) Prior to layout planning, the site’s 

wetlands, drainage lines, steep slopes, 

and conservation-priority habitat were 

identified and spatially confirmed.  This 

ensures land use change does not 

conflict with ecological support systems 

mapped in existing environmental 

management tools 

(iii) The proposed farmsteads are specifically 

for agricultural and equestrian 

activities, which are compatible with the 

environmental character of the area 

Promote and stimulate the 

effective and equitable 

functioning of land markets. 

Comply 

(i) Converts Informal Occupation into 

Recognised and Transferable Rights: - 

Currently, long-term ESTA occupiers have 

secure home rights but no formal property 

tenure, which means They cannot use their 

rights as collateral, they cannot gally 

improve their dwellings, and the land they 

live on has no market visibility or economic 

mobility.  By formalising the residential 

village and issuing legally recognised 

tenure arrangements, the proposal 

allows poor and marginalised 

households to access state housing 

support, microfinance, or household 

investment.  This proposal is a direct 

contribution to a more equitable land 

market, where lower-income rural 

residents gain meaningful land value 

and protection. 
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Criteria Compliance Planning Implication 

Consider all current and future 

costs to all parties for the 

provision of infrastructure and 

social services in land 

developments. 

Comply 

(i) The developer will develop and install 

infrastructure costs, and the HOA and 

farmstead owners will maintain the 

infrastructure.  No burden on the local 

authority. 

(ii) There is already an school on the application 

area, and the developer is developing social 

programs such as community food gardens, 

and skills transfer of beneficiaries that 

already reside on the application area. 

(iii) The proposed farming village will have a 

community hall, communal food gardens, 

and communal sport and recreational 

facilities.  Hence limited current and future 

costs for any authority. 

(iv) Uses existing settlement pattern and shared 

service systems effectively 

Promote land development in 

locations that are sustainable 

and limit urban sprawl. 

Comply 

(i) The proposed development promotes spatial 

efficiency rather than dispersal because it 

consolidates all existing informal and 

dispersed dwellings into one planned rural 

village. This results in a compact settlement 

form, rather than the current scattered and 

inefficient pattern of occupation across the 

farm portions. 

Result in communities that are 

viable. 

Comply 

(i) The proposed development will result in 

viable communities, because the current 

beneficiaries will have access to well built 

homes with infrastructure, and will have 

employment opportunities with skills 

development.  

(ii) The proposed farmsteads support viable, 

specialised agricultural uses, which will 

improve agricultural productivity, rather than 

reducing it, and support value-adding 

agricultural chains (veterinary, feed, wine 

industry, equine rehabilitation, farriery, etc.) 

Strive to ensure that the basic 

needs of all citizens are met in 

an affordable way. 

Comply 

(i) Secures tenure and upgrades living 

conditions of long-term occupiers; 

(ii) The Master HOA will subsidise the levies and 

maintenance costs of services for the 

farming village, hence the affordability of the 

farming village wis ensured. 



PROPOSED REZONING; CONSOLIDATION & SUBDIVISION: PORTIONS OF THE FARM HOOGEKRAAL 

NO 238, GEORGE & PORTIONS OF THE FARM BUFFELSDRIFT NO 227, GEORGE 

 

PAGE 120 SEPTEMBER 2026  

Criteria Compliance Planning Implication 

The sustained protection of the 

environment should be 

ensured. 

Comply 

(i) Formal planned development allows for 

Identification and protection of wetlands & 

riparian buffers, Alien vegetation control & 

Managed grazing practices.  This represents 

an environmental gain over the current 

unmanaged condition; 

(ii) The proposal has been designed to align 

with and support existing 

environmental management 

instruments; 

(iii) Prior to layout planning, the site’s wetlands, 

drainage lines, steep slopes, and 

conservation-priority habitat were 

identified and spatially confirmed.  This 

ensures land use change does not 

conflict with ecological support systems 

mapped in existing environmental 

management tools. 

30.3. Spatial Efficiency 

Criteria Compliance Planning Implication 

Land development should 

optimise the use of existing 

resources, infrastructure, 

agriculture, land, minerals and 

facilities. 

Comply 

(i) Land as a resource: Turning unproductive 

large farms into productive 5 ha 

smallholdings with agriculture and 

equestrian activities; 

(ii) Infrastructure as a resource: 

Concentrating residential services in one 

village minimises duplicated roads, water, 

and sanitation systems; 

(iii) Agricultural resources: Supports niche 

high-value crops and equine activities 

compatible with local climate and soil; 

(iv) Environmental resources: Protects 

ecologically sensitive areas while 

rehabilitating degraded sections; 

(v) Social and human capital: Leverages 

existing resident knowledge and labour for 

productive us 

Integrated cities and towns 

should be developed. 
Not 

Applicable 

 

Policy, administrative practice 

and legislation should promote 

speedy land development. 

Not 
Applicable 
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30.4. 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 

(i) The proposal strengthens spatial 

resilience by Diversifying rural 

economic activities, introducing 

equestrian, viticulture, and niche agriculture 

enterprises; 

(ii) Improving social resilience through 

secure housing and tenure; 

(iii) Maintaining ecological buffers and 

rehabilitating degraded landscapes; 

(iv) The development enhances the area’s 

capacity to adapt to economic, social, and 

environmental changes. 

30.5. 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, the 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 administrative practice 
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Criteria Compliance Planning Implication 

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. 

31. CONCLUSION 

In light of this motivation, and the information contained in the foregoing report, it is clear that 

the application for: 

(i) The Subdivision of Portion 66 of the Farm Hoogekraal No 238, Division George, 

into two portions: (Portion A = ± 4,7737 ha) and a Remainder, in terms of Section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality. 

(ii) The Consolidation of Portion A of Portion 66 of the Farm Hoogekraal No 238, 

Division George, with Portion 178 of the Farm Hoogekraal No 238, Division 

George, in terms of Section 15(2)(e) of the Land Use Planning Bylaw for George 

Municipality. 
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(iii) The Subdivision of Rem of Portion 82 of the Farm Hoogekraal No 238 George, 

into 2x Portions: Ptn A = ±11,87ha & Rem Ptn 82 = 8,15ha, in terms of Section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality. 

(iv) The Subdivision of Portion 42 of the Farm Hoogekraal No 238 George, into 2x 

Portions: Ptn A = ± 4,37ha & Rem Ptn 42 = ± 2,36ha, in terms of Section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality. 

(v) The Subdivision of Portion 5 of the Farm Hoogekraal No 238 George, into 2x 

Portions: Ptn A = ± 11,26ha & Rem Ptn 5= of ± 2,36ha & 8,60ha (split 

remainder). 

(vi) The Consolidation of the following farms (north of the N2 National Road), in 

terms of Section 15(2)(e) of the Land Use Planning Bylaw for George Municipality. 

(a) Ptn A of Portion 5 of the Farm Hoogekraal No 238, Division George; 

(b) Ptn A of Portion 42 of the Farm Hoogekraal No 238, Division George; 

(c) Ptn A of Remainder of Portion 82 of the Farm Hoogekraal No 238, 

Division George; 

(d) Portion 77 of the Farm Hoogekraal No 238, Division George; 

(e) Portion 5 of the Farm Buffelsdrift No 227, Division George; 

(f) Portion 9 of the Farm Buffelsdrift No 227, Division George 

(vii) The rezoning of the consolidated farms (North of the N2 National Road) from 

“Agriculture Zone I” to a “Subdivisional Area” consisting of 5 x farms and a public 

street, in terms of Section 15(2)(a) of the Land-Use Planning By-Law for George 

Municipality, 2023. 

(viii) The Subdivision of Portion 85 of the Farm Hoogekraal No 238 George, into 3x 

Portions: Ptn A = ±2527m²; Ptn B = ±671m² & Rem Ptn 85, in terms of Section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality. 

(ix) The Subdivision of Portion 88 of the Farm Hoogekraal No 238 George, into 2x 

Portions: Ptn A = 5218m² & Rem Ptn 88, in terms of Section 15(2)(d) of the Land 

Use Planning Bylaw for George Municipality. 

(x) The Subdivision of Portion 65 of the Farm Hoogekraal No 238 George, into 2x 

Portions: Ptn A = ± 3074m² & Rem Ptn 65, in terms of Section 15(2)(d) of the 

Land Use Planning Bylaw for George Municipality. 

(xi) The Consolidation of the following farms, in terms of Section 15(2)(e) of the Land 

Use Planning Bylaw for George Municipality: 

(a) Ptn A of Portion 85 of the Farm Hoogekraal No 238, George with 

Portion 72 of the Farm Hoogekraal No 238. 

(b) Ptn B of Portion 85 of the Farm Hoogekraal No 238, George with 

Remainder of Portion 88 of the Farm Hoogekraal No 238. 

(c) Ptn A of Portion 88 of the Farm Hoogekraal No 238 George, with 

Portion 85 of the Farm Hoogekraal No 238. 
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(d) Ptn A of Portion 65 of the Farm Hoogekraal No 238 George, with 

Portion 168 of the Farm Hoogekraal No 238. 

(xii) The Consolidation of the following farms, in terms of Section 15(2)(e) of the Land 

Use Planning Bylaw for George Municipality. 

(a) Rem of Farm Hoogekraal No 238, Division George; 

(b) Rem of Portion 5 of the Farm Hoogekraal No 238, Division George; 

(c) Portion B of Portion 42 of the Farm Hoogekraal No 238, Division 

George; 

(d) Portion 23 of the Farm Hoogekraal No 238, Division George; 

(e) Portion 76 of the Farm Hoogekraal No 238, Division George; 

(f) Portion 75 of the Farm Hoogekraal No 238, Division George; 

(g) Remainder of Portion 88 of the Farm Hoogekraal No 238, Division 

George; 

(h) Portion 74 of the Farm Hoogekraal No 238, Division George; 

(i) Portion 160 of the Farm Hoogekraal No 238, Division George; 

(j) Portion 148 Farm Hoogekraal No 238, Division George; 

(k) Remainder of Portion 64 of the Farm Hoogekraal No 238, Division 

George; 

(l) Remainder of Portion 90 of the Farm Hoogekraal No 238, Division 

George 

(m) Portion 72 of the Farm Hoogekraal No 238, Division George 

(n) Portion 41 of the Farm Hoogekraal No 238, Division George 

(o) Portion 52 of the Farm Hoogekraal No 238, Division George 

(p) Portion 79 of the Farm Hoogekraal No 238, Division George; 

(q) Remainder of Portion 179 of the Farm Hoogekraal No 238, Division 

George 

(r) Remainder of Portion 65 of the Farm Hoogekraal No 238, Division 

(s) Portion 180 of the Farm Hoogekraal No 238, Division George; 

(t) Portion 19 of the Farm Hoogekraal No 238, Division George; 

(u) Remainder of Portion 66 of the Farm Hoogekraal No 238, Division 

George;  

(v) Portion 102 of the Farm Hoogekraal No 238, Division George; 

(w) Portion 17 of the Farm Hoogekraal No 238, Division George; 

(x) Remainder of Portion 6 of the Farm Hoogekraal No 238, Division 

George 

(y) Remainder of Portion 67 of the Farm Hoogekraal No 238, Division 

George 
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(z) Remainder of Portion 68 of the Farm Hoogekraal No 238, Division 

George; 

(aa) Portion 18 of the Farm Hoogekraal No 238, Division George; 

(bb) Portion 69 of the Farm Hoogekraal No 238, Division George; 

(cc) Portion 70 of the Farm Hoogekraal No 238, Division George; 

(xiii) The rezoning of the consolidated farms south of the N2 National Road, (listed in 

Par (xii) above), from “Agriculture Zone I” and Business Zone III” to to a 

“Subdivisional Area” consisting of 31 x small farms; 32 x properties with a split 

zoning between Agriculture & Nature Conservation Area; 1x group housing erf; 

1x Utility Service erf, 1x Place of instruction erf; 10x private open space erven; 

19x Nature Conservation Area erven; 15x private street erven; and a public 

street, in terms of Section 15(2)(a) of the Land-Use Planning By-Law for George 

Municipality, 2023. 

(xiv) The subdivision of the consolidated Farm into the Portions, in terms of section 

15(2)(d) of the Land Use Planning Bylaw for George Municipality, 2023: 

(i) 31 x “Agriculture Zone I” properties; 

(ii) 32 x properties with a split zoning between “Agriculture Zone I” & 

“Open Space Zone III” 

(iii) 1 x “General Residential Zone II” property; 

(iv) 1 x “Utility Zone” property; 

(v) 1 x “Community Zone I” property; 

(vi) 10 x “Open Space Zone II” properties; 

(vii) 19 x “Open Space Zone III” properties; 

(viii) 15 x “Transport Zone III” properties; 

(ix) 1x “Transport Zone II” property; and 

(xv) A consent use to allow existing cemeteries on the new Portions 86 and 93; in 

terms of Section 15(2)(o) of the Land-Use Planning By-Law for George 

Municipality, 2023; 

(xvi) Application for the removal of restrictive Conditions: 

(a) Conditions 1(I)(b)(i); 3(III); 4(B)(I); 11(A) from Title Deed No T 

76531/2007;  

(b) Condition 1(c) in Title Deed T 66591/2008; 

(c) Condition (c) in Title Deed No T 4069/2010; 

(d) Condition (3) in Title Deed No T 93890/2003, 

(e) Condition B(1) in Title Deed No T 87304/2007, 

(f) Condition 1(B) in Title Deed No T 12590/2010, 

(g) Condition B(1) in in Title Deed No T 19705/2008, 

(h) Condition B in Title Deed No T 87303/2007; 
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(i) Condition (1)(B)(1) in Title Deed No T 15622/2009; 

(j) Conditions (13)(B)(1), (13)(B)(3) & (13)(B)(4) in Title Deed No T 

76531/2007; 

(k) Conditions 2(B)(a); 2(C) & 3(1)(c)  in Title Deed No T 12590/2010 

(l) Condition A(c) in Title Deed No T 64056/2003; 

(m) Condition (2)(B) in Title Deed No T 45002/2003, 

(n) Conditions 1(B)(1) & 2(B)(1) in Title Deed No T 28396/2008 

(o) Condition B(1) in Title Deed No T 45790/2005 

in terms of Section 15(2)(f) of the of the Land-Use Planning By-Law for George 

Municipality, 2023. 

Meets the criteria as set out in The Spatial Planning and Land Use Management Act (SPLUMA) and 

the George Municipality’s By-Law on Municipal Land Use Planning (2023) and is desirable.  It is 

therefore recommended that the application be supported by the relevant authorities and 

approved by George Municipality. 

 

 

Marike Vreken Urban and Environmental Planners 

September 2026 

 



 

 

 


