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BACKGROUND

The Pacaltsdorp / Hansmoeskraal Local Structure Plan (PHLSP) forms
part of the George Spatial Development Framework (GSDF), which in
turn forms part of the George Integrated Development Plan (IDP).
Although the GSDF is prepared and approved in terms of the Local
Government: Municipal Planning and Performance Management
Regulations, 2001 the structure plan is approved in terms of Section 4
(10) of the Land Use Planning Ordinance, 1985 (Ordinance 15 of
1985).

PACALTSDORP IN CONTEXT
Study Area

The planning domain for the PHLSP incorporates the areas known as
Pacaltsdorp and Hans Moes Kraal and stretches from the N2 National
Road in the North, the Indian Ocean in the south and the Gwaing River
in the west to the Skaapkop River to the east. Figures 1 and 2
respectively indicate the locality of the Pacaltsdorp SDP in relation to
the rest of George and the exact study boundary.

Development context

Although Pacaltsdorp started as an independent town with its own
administration for many years, it has subsequently been incorporated
within the greater George. Not only does it form part of the
administrative area of the George Municipality, but Pacaltsdorp has
also been integrated with the economy and social structure of the
George urban area.

Unfortunately Pacaltsdorp has not grown to its potential as much
needed development and business opportunities had focussed largely
on the main town of George over the years. When the Pacaltsdorp
Structure Plan was approved in 1992 it was stated that Pacaltsdorp
serves mainly as a dormitory town for George with very little real
opportunities being exploited in Pacaltsdorp itself. The CBD and
residential areas to the south did not develop as a result and
Pacaltsdorp residents were still travelling to George for these services.

The structure plan made provision for both industrial developments
north of the N2 national road as well as a CBD in Pacaltsdorp. Today,
15 years later, the original Pacaltsdorp Industrial area is almost fully
developed and the George Municipality has already approved
extensions thereto. Although the Pacaltsdorp residents benefited from
this development in the form of employment opportunities, it did not
impact in any way on the urban fabric of the town of Pacaltsdorp itself.
The CBD indicated on the 1992 structure plan is still largely
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undeveloped although plans are currently being drawn for a
development in this area.

Figure 2: Extract of the Pacaltsdorp Urban Structure Plan (1992)
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The 1992 document also states that the town of George has limited
space for growth and that opportunities in Pacaltsdorp will play a large
role in the future growth of the greater George. This prediction is now
realised with many development proposals being submitted in and
around Pacaltsdorp over the past three years. The type of
development that is proposed is not natural extensions of Pacaltsdorp,
but overflow development in the upper markets. The limited space for
development in the rest of George is forcing developers to look at
Pacaltsdorp as an area for investment also in the high income groups.

Developments along the coast such as the Oubaai Golf Estate and the
Le Grande Golf Estate have also played a major role in the interest that
is now shown in Pacaltsdorp. The interest shown in the study area can
be categorised into three main categories,:

Upgrading and Infill — There are a number of proposals looking to
redevelop existing portions of Pacaltsdorp. These include high density
group and townhouse proposals, blocks of flats and even business
development (mainly along Beach Road). These opportunities are
mainly focussed in “Oudorp” and are aimed at entry market residential
opportunities. This trend has however resulted in a number of issues
being raised that require careful consideration. Aspects such as the
historical and cultural heritage resources present in Qudorp and the
appropriate densities for an area such as this need urgent direction.
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Coastal Development — The Hans Moes Kraal coastline has for many
years not drawn any interest from developers. Recently however this
area has risen dramatically in value and is bought for its potential for
high end residential and tourism development. A number of
development applications have been submitted in this area. The
PHLSP should provide strategic direction in this area.

Integration Proposals — These are exciting projects as they aim to
bridge the gap between the Pacaltsdorp upgrading and infill efforts and
the coastal developments. The area between Pacaltsdorp and the
coast is targeted for this type of development and some developers are
purchasing very large tracts of land. This also brings interesting issues
to the table as the area is very large and these integration efforts,
although it should be encouraged and commended, should be planned
carefully, specifically with respect to phasing. The handling of the
urban edge in this area will be very important.

Pacaltsdorp is set to grow and there are opportunities that should be
exploited to the benefit of the community of Pacaltsdorp and the
greater George. It is also important to recognise the historical and
cultural resources in this area and to ensure that these are not only
protected but developed and restored so that future generations can
access these important places.

Finally, it should be considered what the impact of development is on
the community in the immediate surroundings. The positioning of the
CBD in Pacaltsdorp in particular should be considered carefully as this
would have a significant impact on the community in the immediate
surroundings.
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3. OVERVIEW OF STUDY AREA

3.1 Introduction

The purpose of this section is to provide a very short overview of the study
area. No in-depth studies of specific aspects or areas were done as part of
the PHLSP project but where information was available, it has been utilised
and annexed hereto as additional background. Certain aspects were
highlighted during the PHLSP analysis phase that requires further detailed
studies and these will be conducted in due course when funds become
available. The overview focussed on the following broad categories:

Bio-Physical environment

Demographical trends

Socio-Economic trends and characteristics
Infrastructure

Land use

Historical overview

3.2 Bio-Physical environment

3.2.1 Topography

Pacaltsdorp and the surrounding study area is characterised by relatively flat
plateaus with deep river gorges cutting through the entire area. There are
therefore sufficient development opportunities on the plateaus whilst the deep
gorges are generally too steep for development and should be avoided. The
deep gorges and steep slopes are also the areas where coastal thicket can be
found or be rehabilitated.

On the coast, the land slopes gently in a southerly direction and drops very
steeply into the ocean over the last 50 to 100m. The coastal area is also
characterised by deep ravines that accommodate pristine pockets of coastal
thicket which should be preserved.

3.2.2 Soils

An understanding of the soils is important for three reasons, nl:
¢ The implications for buildings and foundations

e Potential for agriculture

e Building material

(i) Implications for buildings and foundations
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