*_ .'.'H'I'_ J

SIPITEIFATL I}HFIHII’HHII ERUATVEWOIRIK

baiizs) VOLUME NI Pevelopment
PGI’SPG“'VG and AII&'YSIS




THE CITY FOR ALL REASONS

@l“nﬁ KOCK
M ASSOCIATES

Z ARCUS GIBB

CONSULTING « DESIGN « MANAGEMENT




[GEORGE SPATIAL DEVELOPMENT FRAMEWORK - VOLUME l11] .

CONTENTS

1 INTRODUCTION: URBAN STRUCTURE FRAMEWORK FOR GEORGE 6
2 DOCUMENTATION 6
3 APPROACH 7
4 APPLICABLE LEGISLATION AND POLICY DOCUMENTS 7
4.1 Context 7
4.2 National documents 8
4.2.1 National Spatial Development Perspective (NSDP) 8
4.2.2 Accelerated and Shared Growth Initiative — South Africa (ASGI-SA) 8
4.3 Provincial documents in connection with the growth of towns 8
4.3.1 Western Cape Provincial Growth and Development Strategy (PGDS) — Green Paper (2006) 8
4.3.2 Growth potential of towns in the Western Cape 9
4.4 4.4 Provincial documents in connection with the urban structure
4.4.1 Provincial Spatial Development Framework 9
4.4.2  Provincial Urban Edge Guideline 10
5 THE FUNCTION AND ROLE OF GEORGE 11
5.1 National 11
5.2 Provincial 11
5.3 Application to George 12
6 GROWTH INDICATORS 12
6.1 Economy 12
6.2 Dwelling Units Completed 13
6.3 Water Consumption 13
6.4 Electricity Consumption 14
6.5 Learners 14
6.6 Vehicle Sales 14
6.7 Tourism 15
6.8 Population Growth 15
6.9 Conclusion on growth of George 16

1
. 'MDE KOCK
Volume IIl = April 2009 M ASSOCIATES



[GEORGE SPATIAL DEVELOPMENT FRAMEWORK - VOLUME l11] .

7 TRENDS IN THE PROPERTY MARKET 16
7.1 National changing trends in residential living 16
7.2 The impact of the factors driving residential living trends 18
7.3 Property trends in George 19
7.3.1 Methodology 19
7.3.2 Sales of residential properties from 2000 to 2005 20
7.3.3 Newly approved projects and number of unsold residential opportunities 22
7.3.4 Number of residential opportunities in planned, but unapproved projects 22
7.3.5 Supply of stock 23
7.4 Allowing for a dynamic property market 24
7.5 Application of the trends to the spatial structure 25
8 ASTRATEGY FOR URBAN GROWTH 26
8.1 An approach in terms of the function and role of George 26
8.2 Strategy for an urban structure based on a balanced growth scenario 26
9 AN URBAN STRUCTURE FOR GEORGE 27
9.1 The Urban form of George 27
9.2 Natural determinants of the form of George 28
9.3 The urban form of Wilderness and environs 28
9.4 Urban Restructuring 29
9.4.1 Approach to Urban Restructuring 29
9.4.2 Interventions in the urban structure 30
9.5 Integrating and managing growth and a quality environment 32
9.5.1 Approach 33
9.5.2 Transect approach to retain sense of place of development areas 33
9.5.3 Development edges 34
10 DEVELOPMENT EDGES — MANAGING EXPANSION 35
10.1 Point of departure 35
10.2 What the Urban Edge is 36
10.3 Development edges for George, Herolds Bay and Wilderness 38
10.4 LONG TERM PLANNING SCENARIO 38
10.5 The medium term urban edge 38
10.6 The rural development edges 38

2
'MDE KOCK
Volume IIl = April 2009 ASSOCIATES



[GEORGE SPATIAL DEVELOPMENT FRAMEWORK - VOLUME l11] .

10.7 Implementation inside the medium edge 38
10.8 Application for the extension of the medium edge 39
10.9 Avoiding urban sprawl and leap frogging 39
10.10 Urban FORM for the small settlements 40
11 DENSIFICATION 40
11.1 Approach to densification 41
11.2 Present density 41
11.3 Densification of areas of George 41
11.3.1 Central area 41
11.3.2 Pacaltsdorp 41
11.3.3 Thembalethu 41
11.3.4 George South East 42
11.3.5 Blanco 42
11.3.6 Densification in other residential areas 42
11.3.7 Effect of densification in George 43
11.3.8 Densification by adding new areas 44
11.4 Densification in Wilderness 44
12 THE RESIDENTIAL SPATIAL BUDGET 45
12.1 The cumulative spatial budget 46
13 SOCIAL INTEGRATION AND INCLUSIONARY HOUSING 47
14 IMPLEMENTATION 47
14.1 A balanced approach 47
14.2 Monitoring and revision 48
15 CONCLUSION 48

Volume IIl = April 2009

m’MDE KOCK
M ASSOCIATES



[GEORGE SPATIAL DEVELOPMENT FRAMEWORK - VOLUME l11] .

ANNEXURES

Annexure A - Specialist report: The city of George within the Western Cape Provincial Spatial Development
Framework by Prof F Hanekom

Annexure B - Specialist report: An Interpretation of the growth and development potential of George within
the South African Spatial System by Prof F Hanekom

Annexure C - Specialist report: Population figures and projection by Prof. S. Bekker
Annexure D - Densification strategy for the George Central Area by Delplan Urban and Regional Planners
Annexure E - Densification strategy for Wilderness and environs by Setplan

ABBREVIATIONS USED IN THIS REPORT

ASGI-SA Accelerated and Shared Growth Initiative SA
CBD Central Business District

EMF Environmental Management Framework
GSDF George Spatial Development Framework
GUSF George Urban Structure Framework

ISRDP Integrated Sustainable Rural Development Programme
LED Local Economic Development

NSDF National Spatial Development Perspective
PGDS Provincial Growth and Development Strategy
PGWC Provincial Government Western Cape

PSDF Provincial Spatial Development Framework
PUEG Provincial Urban Edge Guideline

SAPTG South African Property Transfers Guidelines
SDF Spatial Development Framework

SEA Strategic Environmental Assessment

URP Urban Renewal Programme

SUMMARY OF INSERTS

Diagram A: Interaction between GSDF Documents 6
Diagram B: Integration of Development Potential and Human Needs 12
TABLE 1: DWELLING UNITS COMPLETED 13
TABLE 2: INDUSTRIAL BUILDINGS COMPLETED 13
Graph 1: Water Connections per annum (Excl. Subsidy Housing) 13
Graph 2: Water Connections (2000 to 2006) 14
TABLE 3: ELECTRICITY CONSUMPTION 14
Graph 3: Vehicle sales 15
Graph 4: Population Projections 16
TABLE 4: Population Projections 16
TABLE 5: Level of investor activity 17

4
. MDE KOCK
Volume IIl = April 2009 ASSOCIATES



[GEORGE SPATIAL DEVELOPMENT FRAMEWORK - VOLUME l11] .

Graph 5: Residential Sales

Graph 6: Public Housing sales

Graph 7: New Developments

Graph 8: Private Sales

TABLE 6: NEWLY APPROVED PROJECTS

TABLE 7: Planned, but unapproved, projects

Graph 9: Sales analysis

Figure 1: Segregated Layout

Figure 2: Integrated urban Form

Figure 3: Determinants of The Urban Form

Figure 4: Wilderness Urban Form

Figure 5: Transect approach from USA

Figure 6: Illustrated Urban Edge

Diagram C: Function and Nature of the Urban Edge

TABLE 8: MINIMUM RESIDENTIAL SUBDIVISION SIZES

TABLE 9: DENSITY CALCULATIONS - GEORGE

21
21
22
22
22
23
23
27
27
28
29
34
36
38

Error! Bookmark not defined.

TABLE 10: SUBDIVISION IN WILDERNESS

TABLE 11: WILDERNESS OPPORTUNITIES

TABLE 12: COMPONENTS OF THE RESIDENTIAL SPATIAL BUDGET
TABLE 13: LAND NEEDED FOR BALANCE OF DEMAND

Volume IIl = April 2009

mes KOCK
M ASSOCIATES

43
44
45
45
46



[GEORGE SPATIAL DEVELOPMENT FRAMEWORK - VOLUME l11] .

SECTION A : INTRODUCTION AND BACKGROUND

1 INTRODUCTION: URBAN STRUCTURE FRAMEWORK FOR GEORGE

The Municipality of George revised (2006/2007) the George Spatial Development Framework (GSDF). In terms of
present policies and thinking, certain components thereof necessitate focussed studies to determine the urban

structure of the city and surrounding towns. The framework for the urban structure determined in this study,
(referred to as the George Urban Structure Framework — GUSF) will give direction to the final and comprehensive

GSDF.

Underlying the GUSF is the concept of urban restructuring which is achieved by intervention in the conventional

existing urban pattern. The spatial structural elements proposed for this purpose are:

e Major and local activity nodes
e  Activity corridors, activity spines and activity streets

e Living places closer to work
e An open space system

e Urban renewal

e Densification

The Urban Structure Framework for George (GUSF) will form a specialised section of the GSDF. The main focus of
the report is the town of George while Herolds Bay and Wilderness are dealt with separately.

2 DOCUMENTATION

The GSDF consists of the following documentation:

e  Volume | - GSDF report and plans

e Volume Il - Strategic Environmental Assessment (SEA)

e Volume Il - GUSF report and plans

Reference is named to several Spatial Development Plans which are informed by the GSFDF.

Diagrammatically the documentation and interaction between the documents can be described as follows:

Spatial
Development
Plans

George Spatial
Development

Framework

George Urban

A

Structure
Framework

Strategic
Environmental
Assessment

f

DIAGRAM A: INTERACTION BETWEEN GSDF DOCUMENTS

The GUSF in turn consists of the following:

e Thisreport - Section A: Introduction and background

Section B: Function and growth indicators
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Section C: Urban structure
e Plans GUSF 1.1 and GUSF 1.2

e Annexure A - Specialist report: The city of George within the Western Cape Provincial Spatial
Development Framework by Prof F Hanekom

e AnnexureB - Specialist report: An Interpretation of the growth and development potential of George
within the South African Spatial System by Prof F Hanekom

e Annexure C- Specialist report: Population figures and projection by Prof S Bekker

e AnnexureD - Densification strategy for Wilderness and environs by Setplan

Certain policies and guidelines referred to in this study may be further explained in the GSDF, the SEA
and the SDP’s for specific areas.

3 APPROACH

In order to achieve realistic proposals, the function of George in terms of its role in the national and regional space
economy needs to be thoroughly understood. This function is analysed in terms of national and provincial growth
patterns. The growth trends in George itself are further analysed. Historical population growth is further analysed
and projected.

Based on the analyses above, a growth scenario is formulated that is both realistic in terms of the future spatial
growth that can be expected and in terms of the desired triple bottom line for sustainable development.

Taking into account the PGWC policy for urban restructuring, and guided by the growth scenario, an urban
structure that includes a densification strategy for specific areas, for the future George is formulated. The urban
structure is further refined by means of development edges, including the urban edge, guidelines for opportunities
outside the edges and a densification strategy to manage growth and to protect the character of certain areas.

A residential spatial budget based on certain assumptions of the future residential pattern, is calculated that
determines the area of land needed for the future expansion of the town of George.

The ideal density for each existing and future residential area is determined and development edges, including the
urban edge as explained further in the study, are determined to manage the desired growth pattern and densities.

The management of the future spatial pattern is imposed by means of a medium term urban edge and a future city
edge towards which the city can grow by means of extending the medium term edge.

The Strategic Environmental Assessment (SEA) is a baseline study of the GSDF of which the recommendations are
taken into account in considering certain areas for development.

4 APPLICABLE LEGISLATION AND POLICY DOCUMENTS

The purpose of this section is to indicate the importance of economic and

urban growth as captured in many legislation documents and policies

4.1 CONTEXT

A number of principles in various national and provincial legislation and policies have a specific bearing on the
growth strategy for South African cities and towns. The urban structure and the opportunities for growth of a city
should be based there upon. They are referred to here-under. Although not discussed in detail here, the spirit and
intent thereof is taken into account in formulating the strategy for the urban structure of George.
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Other provincial documents provide guidelines for the urban structure, which have to be evaluated in terms of
their applicability in the George situation.

4.2 NATIONAL DOCUMENTS

4.2.1 NATIONAL SPATIAL DEVELOPMENT PERSPECTIVE (NSDP)
Taking a number of normative principles into account, the government’s national spatial development vision is
described in the NSDP as follows:

South Africa will become a nation in which investment in infrastructure and development programmes support
government’s growth and development objectives:

e by focusing economic growth and employment creation in areas where it is most effective and sustainable
e by supporting restructuring where feasible to ensure greater competitiveness

by fostering development on the basis of local potential
e by ensuring that development institutions are able to provide basic needs throughout the country

It is shown in the GSDF and the GUSF that George is well positioned to apply the NSDP in the national context.

4.2.2 ACCELERATED AND SHARED GROWTH INITIATIVE — SOUTH AFRICA (ASGI-SA)

By means of ASGI-SA the government is committed to an average growth rate of 6% per annum. Some of the key
constraints that inhibit movement towards economic growth, as identified in this document, have spatial
implications, i.e.:

e disjointed spatial settlement patterns
e regulatory environment and burden on small and medium enterprises
e size of the domestic market and distance from major global markets

A spatial proposal of importance is the intention to speed up the legislative framework on land use management,
informed by the NSDP, e.g.: special dispensations for mega-projects in industry and large- scale housing
development projects.

Read in context with the analysis of the national and provincial role of George. (see Annexures A and B) The town
is also well positioned to accommodate the objectives of this initiative.

4.3 PROVINCIAL DOCUMENTS IN CONNECTION WITH THE GROWTH OF TOWNS

4.3.1 WESTERN CAPE PROVINCIAL GROWTH AND DEVELOPMENT STRATEGY (PGDS) — GREEN PAPER

(2006)
The Provincial vision of iKapa Elihlumayo (Growing the Cape) is committed to a process of changing the spatial,
social economic and human landscape of the Province in order to achieve the imperative of shared growth and
integrated development within the Western Cape by 2014. As such it builds on the national ASGI-SA, although a
higher growth target of 6-8% is envisaged.

A shared growth strategy is therefore simultaneously pro-growth and pro-poor - PGDS

The PGDS assesses the nature of regional development challenges in terms of, among others, spatial issues.

Accelerated growth is not the ultimate aim — it is a means to an end — creating a better life for all -

PGDS
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Of particular importance in the context of this report, is the acknowledgment of an “emerging metro area of
George, Knysna, Mossel Bay and Plettenberg Bay”. It is also emphasized that poverty, outside Cape Town, is
concentrated in this area. The Southern Cape is consequently identified as a “regional motor” in terms of
prioritised areas of economic intervention.

Integrated transport is identified as the “path-breaking action’ that will shift the development path of the Western
Cape. The Mobility Plan for George is mentioned as one the key interventions that have to be implemented (see
GSDF report, Volume | where transport is discussed).

4.3.2 GROWTH POTENTIAL OF TOWNS IN THE WESTERN CAPE

The study was aimed at an analysis of the various towns in the Western Cape with the specific aim to determine
suitable areas for infrastructural and social investment relative to the growth potential and human needs of each
town. George was rated very high in the quadrant with high human need and high development potential. The
importance of this finding is discussed further in Annexure B in par 5.2 hereunder.

4.4 4.4 PROVINCIAL DOCUMENTS IN CONNECTION WITH THE URBAN STRUCTURE

4.4.1 PROVINCIAL SPATIAL DEVELOPMENT FRAMEWORK
The Provincial Spatial Development Framework (PSDF) contains objectives and policies that direct spatial planning.
The following two specific policies in connection with the aspects studied in the GUSF are particularly applicable:

e DENSIFICATION (PAR 8.4.17, UR2, UR3)

The average gross residential density of towns is encouraged to increase to 25 units per ha before extensions to
the urban edge are considered. The density could vary between 3-6 units per ha at the periphery of the town to
40-60 units per ha near the centre of the town or other identified nodes in town.

The density target should be achieved in a number of development styles:

e demolition and redevelopment

o infill of surplus vacant land

e green field locations inside the urban edge which have not been identified as biodiversity priority areas,
open spaces or agricultural or recreation sites

e subdivisions, second dwellings and sectional title development.

It is important to note that the objective with densification stated in this policy, is to:

e achieve more economical provision of infrastructure

e convenient public transport services

e  better support of public facilities

e especially to achieve more viable thresholds for SMME’s and informal trades.

e URBAN EDGES (PAR 8.4.31,UR7)

An urban edge shall be drawn between Urban Development and Core, Buffer and Intensive Agriculture areas to
mediate the relationship between these broad spatial planning categories. According to this policy the urban edge
has two functions:

1. To contain outward growth of a town to promote it’s restructuring to address apartheid spatial patterns
and urban functional efficiencies, i.e. insufficient thresholds to support viable businesses and informal
activity, public transport and community facilities and sub-optimal use of well located land, especially for
subsidy and social housing. The role of the urban edge is to restrict outward growth until such time as an
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average gross density of 25 units per ha is achieved — in a rapidly growing town like George it is expected
to take between 5 to 10 years.

2. To protect land designated Core, Buffer and Intensive Agriculture from urban development where
required.

The strategy that is proposed consists of an interim urban edge (encompassing the existing urban area) followed
by a medium urban edge which must encompass an area of size in which it can be demonstrated that average
gross dwelling density of the town is likely to increase to 25 units per ha within the medium term of 5 to 10 years.

4.4.2 PROVINCIAL URBAN EDGE GUIDELINE

This comprehensive guideline document discusses aspects such as urban edge issues, challenges and
opportunities, urban edge concepts, guidelines for determination, establishment and management of urban edges.
It provides guidelines for the establishment of urban edges and the extension thereof.

10 m
'MDE KOCK
Volume IIl = April 2009 ASSOCIATES



[GEORGE SPATIAL DEVELOPMENT FRAMEWORK — VOLUME Iil] .

SECTION B : FUNCTION AND GROWTH
INDICATORS

5 THE FUNCTION AND ROLE OF GEORGE

The purpose of this section is to indicate the importance of George in the national economic and

urban context

As said earlier, the national and provincial role and function of George needs to be understood and appreciated in
order to determine a scenario for its future growth and function in the national and provincial economical
development.

5.1 NATIONAL

In Annexure A - a specialist interpretation of the growth and development potential of George within the South
African spatial system - Prof F Hanekom explains that in a multivariate analysis, it was found that George is rated
as one of the secondary core regions in the national spatial system, making it one of the top twelve urban nodes in
the country that collectively contribute 63% of the nation’s GDP.

It is stated that the growth and development of George can be expected to be far above average, as measured in
terms of the South African spatial system and its trends, over the next 25 years. Prof Hanekom argues, based on
explained points of departure and also certain other perspectives, that a possible effect may be the doubling of the
present population over 30 years — see par 6.8 for a further analysis of this scenario.

Multiplier effects are expected to impact most positively and meaningfully in the next decades on

George — Prof F Hanekom

5.2 PROVINCIAL

Prof F Hanekom also analysed the study on the growth potential of towns in the Western Cape and discusses the
implications thereof as it pertains to George in a specialist report, attached as Annexure B.

Diagram B indicates the position of George in relation to the other towns in the Western Cape. George is
positioned highest in the quadrant for high human needs and high development potential.
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Integration of Development Potential and Human Needs
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DIAGRAM B: INTEGRATION OF DEVELOPMENT POTENTIAL AND HUMAN NEEDS

5.3 APPLICATION TO GEORGE

Due to the prominent growth function in the national and provincial economy that George is going to have in the
future, the effect thereof on spatial growth patterns has to be taken into account in future planning. The mere
escalation of the historic population growth figures may be insufficient to cater for this growth.

6 GROWTH INDICATORS

The purpose of this section is to indicate the exceptional growth of George over the past five years.

There are several indicators of growth that show that there has been an exceptional growth in George over the
past 5 years. Itis accepted that this cycle of high growth may slow down within the projection period of 20 years.

6.1 EconNoMmY

Of the Eden District’s Gross Regional Product, George holds a share of approximately 30% to 35% and its 1 068km?
comprises less than 1% of the provincial area. The George economy is well balanced and diversified and is rooted
in the agriculture, manufacturing, tourism, trade and business sectors. As the business and economic hub of the
Southern Cape, George has considerable growth prospects, which strongly relate to the natural resource
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endowment of the municipal area. Research by A C Harmse! confirms that George has progressed from an
Upward Transitional position to that of Secondary Core type in the national system, hence no longer secondary to
the main cores. Significant changes in the economic sectors have taken place over the past five years.

6.2 DWELLING UNITS COMPLETED

The number of residential units completed between 2000 and 2004 (later figures not available yet) shows that
growth continued over this period at a constant rate. The annual number of group houses completed has doubled
since 2000. The numbers of flat units completed were not recorded.

TABLE 1: DWELLING UNITS COMPLETED

‘ 2000 ‘ 2001 ‘ 2002 ‘ 2003 ‘ 2004 ‘ Total

Dwellings 170 272 279 162 186 1069
Group housing 101 78 162 205 204 750
271 350 441 367 390 1819

Source: Municipal building department (subsidised housing units excluded)

Industrial buildings were also completed at a constant rate:

TABLE 2: INDUSTRIAL BUILDINGS COMPLETED

No of industrial

13 14 13 14 16 70
buildings

Source: Municipal building department (subsidised housing units excluded)

6.3 WATER CONSUMPTION

Annual residential water connections almost doubled since 2000 and averaged more than 335 per year between
2002-2005.

£ WATER CONNECTIONS (Excl. Subsidised Housing)
e 40
; 350
g 300 —
@ 250
S 200
34 150
o 100
c 50
S 0
o
2000 2001 2002 2003 2004 2005
Residential 209 277 350 295 403 343
=fl— Business 6 6 5 10 18 27
= Industrial 8 13 3 14 15 22

GRAPH 1: WATER CONNECTIONS PER ANNUM (EXCL. SUBSIDY HOUSING)

1 As explained by Prof Hanekom in Annexure A
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The total number of water connections for the period ranging from 2000 to 2005, depicted in Graph 2, shows a
drastic decline as opposed to Graph 1. This is attributed to the reduction in delivery of subsidised housing from
2003, which links mostly to administrative delays in processing of applications as a result of strict environmental
processes, which had to be followed.

WATER CONNECTIONS (2000 TO 2006)

1600
%‘5188 /A_/K\ »——Residential
ggg » N\ ——Business
1000 / j N\ N\, =@ Industrial
900 / /. \

300 / J/ \

700 4 // \\ \\
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500

400 \

300 - : : N

200 v

100 i

0 .
2000 2001 2002 2003 2004 2005

GRAPH 2: WATER CONNECTIONS (2000 TO 2006)

6.4 ELECTRICITY CONSUMPTION

The electrical connections increased by 5.5% while the number of consumers increased to more than 38 000.

TABLE 3: ELECTRICITY CONSUMPTION

NEW ELECTRICITY CONNECTIONS ELECTRICAL CONSUMERS

2000 762 28 373
2005 984 38339
Average Growth 5.5% 7.9%

6.5 LEARNERS

A survey of the number of learners in all schools in George shows that there was no decrease since 2001. In fact,
the number of scholars in most of the larger schools increased to more than maximum capacity. In some cases,
learners were moved from one school to the other to alleviate the pressure on certain schools.

6.6 VEHICLE SALES
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George/ Wilderness 1.13%/-9.17%|-16.48|-18.80|-1.33%-0.13%-7.97%33.69%73.09%129.44/168.77
=—SA National Market 3.95%1-2.98%|-17.01|-21.77|-9.76%]|-2.95%|-7.84%|-3.52%(17.48%47.29%68.08%

GRAPH 3: VEHICLE SALES

The NAAMSA statistics show that, while the national automobile sales grew by 68% over the period 1995 to 2006,
the vehicle sales in George grew 60% faster.”

6.7 TOURISM

The Trade, Tourism, Manufacturing and Construction and Repairs industries are the prominently highest ranking
economic sectors in George. The aggregate share of George’s GRP within the Western Cape has remained fairly
stable over the past eight years at 2%. During this time frame however, the Tourism industry had taken a much
more prominent position within the George economy, whilst the contribution of Agriculture had decreased.
External investment in the area has also increased, of which the boom in the construction sector was the dominant
factor, linked to the expansion of the tourism industry and the residential property boom. Industry is anticipated
to remain a major economic driver and the stimulation of the industry should have a regional focus.

6.8 POPULATION GROWTH

Prof. S. Bekker analysed the 2001 census figures and made certain assumptions as to the expected future growth
based on the historical trend alone. The findings are shown in his report attached as Annexure C. At various
assumed growth rates the future projected population is calculated at between 188 000 and 203 000 in 2021.

* Naamsa statistics as extracted by R Bath , Amalgalmated Ford
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