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5. CRITICAL FRAMEWORK: SPATIAL PRINCIPLES 
 

Principles on good spatial practise should inform all deliberations on 

spatial issues as a golden thread from the start. This will help to clarify the 

issues and vision in Phase 2 as well as provide a yardstick for assessing 

performance in the Spatial Analysis in Phase 3. These principles interpret 

the key policy requirements described in sections 2.1 to guide analysis and 

proposals. 

 

Chapter 2 of the Spatial Land Use Management Act (SPLUMA) presents 

an extensive list of principles for land development, some of which are 

aimed at influencing the spatial pattern of development, with others 

focused on administrative procedures and the facilitation of 

development.   

 

Figure 5.4 provides notes on the implementation of the SPLUMA principles.  

 

This section provides a set of suggested spatial principles for adoption in 

the Urban Upgrade Plan that interprets the SPLUMA principles and explains 

the practical implications of those principles. The proposed principles 

should be included as part of the background information presented as 

part of the first round of public participation in Phase 2.  

 

 

5.1 MEASURING ACCESSIBILITY  

 

The need to ensure that people have access to a variety of opportunities 

is implied in a number of the SPLUMA principles.  This requires an 

understanding of the relationships between different activities in terms of 

spatial proximity (close and far), access and time.  In the past accessibility 

has mostly been considered in terms of travel time in private vehicles, 

however, this measurement is not only environmentally unsustainable, as it 

is mostly dependent on access to private motor vehicles but also reflects 

a denial of the reality that the majority of our citizens do not have private 

vehicles, may not always be able to afford public transport and thus have 

to spend significant time and energy walking to fulfil their needs. Thus 

appropriate walking distance should always be used as the measure for 

accessibility.  20 minutes or 1km is regarded as an acceptable distance to 

walk and should be used as a basis of settlement design, see Figure 5.1.  

 

 

 

 

 

 

 

 

 

 

 
Figure 5.1   Walking distance 

 

 

5.2 FUNCTIONAL INTEGRATION  

 

The implementation of the walking distance principle to promote greater 

access to opportunities for all people, will require the functional 

integration of urban activities.  At least 50% of urban activities should be 

within walking distance of where people live, see Figure 5.2. 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 
 

Figure 5.2   Functional integration 
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5.3 SOCIO-ECONOMIC INTEGRATION 

 

The principle of access and integration, also requires socio-economic 

integration. Little progress has been made in this regard since the advent 

of democracy. In reality there is often community resistance to integration 

of poor, middle and high income communities, and bank valuers often 

downgrade property values where informal settlements or low income 

housing is provided in close proximity to middle and high income housing.  

The use of a socio-economic gradient with relatively small differences in 

income and property value between adjacent communities can help 

mediate this problem.   

 

Figure 5.3 illustrates how a high level of socio-economic integration can 

be achieved in a 1km radius, applying this principle.  

 

In particular efforts should be made to locate low income 

neighbourhoods nearer to the core or nodes of settlements and away 

from the periphery.  
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 5.4 SPLUMA - Land Development Principles 

 

 

5.4 EFFICIENT URBAN STRUCTURE 

 

Applying the principles of walking distance access and functional 

integration, will contribute to creating more efficient (i.e. where urban 

infrastructure is used optimally) settlements.  Currently settlements are 

characterized by segregation of land uses and low density development 

that cannot support public transport, or small businesses. To address these 

issues and achieve better access and integration, appropriate 

densification will have to be promoted in settlements, see Figure 5.4.  

Density targets should be as follows: 25 dwelling units per hectare should Figure 5.3 Socio-economic gradient (shows how different socio-economic groups can 

be planned within walking distance of each other) 

Development principles 

• Spatial justice: 

(i)  past spatial and other development imbalances must be redressed through improved 

access to and use of land; 

(ii) spatial development frameworks must address the inclusion of persons and areas that 

were previously excluded; 

(iii) spatial planning mechanisms, including land use schemes, must incorporate provisions 

that enable redress in access to land by disadvantaged communities and persons; 

(iv)  land use management systems must include all areas of a municipality and include 

provisions that are flexible and appropriate for the management of disadvantaged 

areas, informal settlements; 

(v)  land development procedures must include provisions that accommodate access to 

secure tenure and the incremental upgrading of informal areas; 

• Spatial sustainability: 

(i)  promote land development that is within the fiscal, institutional and administrative 

means of the Republic; 

(ii)  ensure that special consideration is given to the protection of prime and unique 

agricultural land; 

(iii)  uphold consistency of land use measures in accordance with environmental 

management instruments; 

(iv)  promote and stimulate the effective and equitable functioning of land markets; 

(v)  consider current and future costs for the provision of infrastructure and social services; 

(vi)  promote land development in locations that are sustainable and limit urban sprawl; 

and 

(vii)  result in communities that are viable; 

• Efficiency: 

(i)  land development optimises the use of existing resources and infrastructure; 

(ii)  decision-making procedures are designed to minimise negative financial, social, 

economic or environmental impacts; and 

(iii)  development application procedures are efficient and streamlined and timeframes 

are adhered to by all parties; 

• Spatial resilience, whereby 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. 
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be the target average density for settlements that require internal public 

transport services (for use by all). In small rural settlements an average 

gross density of 12-15 dwelling units per hectare should be targeted so 

that they function within walking distance and reduce the impact on 

agricultural land and scenic landscapes. Within these average target 

ranges densities can increase towards the core and decrease to as low as 

4 – 8 du/ha to the periphery. 

 

In larger, more complex settlements a multi-nodal pattern following the 

same principles may be appropriate. 

 

A further mechanism to achieve densification and integration is to limit 

lateral growth of settlements through the use an urban edge.  An urban 

edge will promote densification and integration and protecting valuable 

natural, agricultural and scenic resources, see Figure 5.5. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 

Figure 5.5 Appropriate densification for a single node settlement requiring internal public 

transport  

5.5 A LOGICAL SETTLEMENT HIERARCHY 

 

The concept of nodal development allows for the efficient 

accommodation of a large population. In large urban areas 

decentralised nodes are connected by high speed arterials or railway 

lines.  This concept is applicable to metropolitan municipalities and as well 

as local and district municipalities, where the various settlements should 

be allowed to grow optimally according to their character and function, 

whilst protecting agricultural, natural and scenic resources between 

settlements, see Figure 5.6. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 5.6 Hierarchy of Settlements (source: MCA, 2002) 

 

Use land for its best use whether it is publicly or privately owned 

 

Unless there are absolutely no other options land should be used for its 

highest and best use where practicable. For example, well located arable 

commonage land close to urban settlements should be used for intensive 

agriculture such as crop farming or market gardening rather than 

extensive agriculture such as livestock farming or peripheral RDP housing 

schemes. 
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5.6 A FRAMEWORK FOR PROMOTING SUSTAINABILITY 

 

Long term sustainability is a core thrust of the SPLUMA. In order to ensure 

that sustainability is achieved whilst meeting the socio-economic 

demands and requirements facing municipalities, it is important to 

mediate between competing requirements.  

 

The Ecological Socio-economic Relationship Framework, defines the 

relationship between ecological integrity, social justice and economic 

efficiency.  It recognizes that economic efficiency is wholly dependent on 

the quality of human resources and their ability to participate in the 

economic system. In turn economic efficiency and social development is 

wholly dependent on the availability of eco-system services such as 

water, land, building materials and mineral resources. Because our planet 

is essentially a closed system (with solar energy as our only external input), 

it is not possible to exceed the capacity of the system in the long term, 

thus excessive demand in the short term has long term negative 

consequences. Figure 5.7 graphically illustrates the dependence of 

economic development and human well-being and reproduction on 

eco-system services.  

 

This closed cycle implies that production is dependent on human 

resources (i.e. human reproduction) and what can be extracted from the 

natural environment. In turn, waste from economic production and 

human reproduction cannot exceed the capacity of the environment to 

decompose waste.    

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 5.7 Relationship between bio-physical environment, economy and society 
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5.7 PERIODIC MARKETS 

 

A co-ordinated periodic market system can deliver services to small towns 

and villages that cannot support a high level of permanent investment.  

Periodic market facility structures can be constructed at well located sites.  

Then the relevant private sector firms and government departments 

should be coordinated to deliver their services at the same time on a 

mobile basis.   

 

This could function as indicated in Figures 5.8, see also Photo 5.8. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

Photo 5.8 Examples of mobile facilities which would comprise the vehicles in a periodic 
caravan 

Home Affairs office (source: CNdV) Clinic (source: www.acmotorhomes.co.za) 

Figure 5.8 Periodic Service Centre 

 

(a)  Facility structure 

 

(b)  Activities 
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6. CONCEPTUAL PROPOSALS 
 

6.1 PRINCIPLES FOR THEMBALETHU 

 

This section describes the core ideas for the spatial future of Thembalethu 

Precinct. 

 

6.1.1 URBAN PRINCIPLES 

 

6.1.1.1 Walking distance should be the prime measure of access and 

good location: 

• Use all well located vacant land, i.e. within 1 to 2kms of urban 

centres; and, 

• Locate all future residential areas within walking distance of 

urban centres where space permits. 

6.1.1.2 Functional integration: 

• Encourage densification pattern that supports infrastructure 

provision with the D3708 as the main infrastructure spine. 

6.1.1.3 Socio-economic integration: 

• Locate all future subsidy housing within walking distance of 

nodal centre where space permits; 

• Promote gap housing within up-market and subsidy housing; 

and, 

• Identify opportunities for infill, redevelopment. 

6.1.1.4 Protect sensitive elements: rivers, wetlands, bio-diversity hot spots 

and heritage buildings and precincts: 

• Identify sensitive areas and demarcate conservation setback 

lines to be accurately defined later by specialist terrestrial and 

freshwater ecologist in negotiation with land owners and 

heritage professionals. 

6.1.1.5 Ensure at least basic services to all residents either by Municipality 

or land owners: 

• Ensure minimum basic services to all using either conventional 

technology if bulk capacities are available and the 

Municipality and users can afford the monthly costs, or off-grid 

technologies, e.g.: 

o solar hot water cylinders; 

o PV cells; 

o rainwater harvesting; and, 

o grey water recycling. 

6.1.1.6 Implement projects on a focused, strategic and hierarchical basis 

with the largest investments for higher order facilities that will be 

enjoyed by the most number of people. 

6.1.1.7 Appropriate Densification Pattern 

 

There are two main aspects to this principle. The first is to promote 

appropriate densification in urban settlements whereby settlement 

densities are increased according to a well thought out plan that takes 

into account environmental factors such as biodiversity and the water 

quality and quantity of river systems, public open space requirements and 

areas for economic activity.   

 

Although the key relationship is population density, from an urban 

management point of view, densification is most easily managed by 

measuring dwelling units.  There is a close relationship between population 

density and dwelling unit density, i.e. the number of dwelling units per 

hectare.  

 

Two average gross density targets have been identified in relevant 

research: The first is 25du/ha in settlements large enough to require public 

transport services. 

 

The second is 15du/ha in small rural settlements that should function within 

walking distance and minimise their consumption of surrounding 

agricultural and scenic land. 

 

In most South African settlements urban densities need to double.   

 

Density patterns should reinforce the threshold patterns that make 

business, community facilities and infrastructure viable and efficient, see 

Figure 6.1.  Densities should be highest around and in well located nodes 

and corridors and lowest on the periphery. 
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Figure 6.1 Appropriate Density Pattern 

 

 

6.1.2 RURAL PRINCIPLES AND BIO-REGIONAL SPATIAL PLANNING 

CATEGORIES 

 

The following principle and bio-regional spatial planning categories are 

proposed to guide rural development and activities as follows, see Figure 

6.2: 

 

6.1.4.1 There should be a simple broad land use management system 

based on bio-regional planning zones with five broad spatial 

categories as follows. 

 

1. Core areas 

� No development; and, 

� Conservation areas, river corridors, ridge line boundaries. 

 

2. Buffer areas 

� Includes undeveloped rural land and extensive agriculture 

(grazing and browsing); 

� No development beyond 1 building per 10 hectares; and, 

� Development should be clustered (no further subdivisions 

below minimum farm size – Dept of Agriculture). 

 

3. Intensive agriculture areas 

� No development beyond 1 building per 10 hectares; and, 

� Development should be clustered (no further subdivisions 

below minimum farm size – Dept of Agriculture). 

 

4. Urban Settlement 

� Increase gross average densities to 25du/ha in settlements 

requiring public transport; 

� In smaller pedestrian friendly settlements target gross 

average densities of 15du/ha; and, 

� Include public open space, golf courses and other urban 

open space activities. 

 

5. The Urban Edge 

� Urban settlement should be located within the Urban Edge; 

� All other uses should, as a general rule, be located outside 

the Urban Edge;  
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� In some instances, e.g. small scale intensive agriculture, 

market gardens / allotments, may be located within the 

Urban Edge; and, 

� The Urban Edge should enclose sufficient land to 

accommodate the settlement’s growth for the next 10 – 20 

years once it has achieved the target gross average 

densities of 15 or 25du/ha depending on whether the 

settlement is dependent on public transport or not. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 6.2 Bio-regional Spatial Planning Categories 

 

 

6.1.3 LINKAGES BETWEEN URBAN AND RURAL 

 

6.1.3.1 Principles 

 

• Transport, infrastructure and information technology linkages 

between urban and rural should be optimised to facilitate 

exchange between urban and rural. 

 

• Development activities to facilitate this relationship such as 

markets and tourism infrastructure should be upgraded from a 

basic and rudimentary starting point to avoid wasted funding, 

possible lack of credibility because of poor delivery and should 

be heavily advertised. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 6.3 Urban and Rural Linkages 

 

 

6.1.3.2 Ensure adequate transport links between the urban and rural 

economy 

 

6.1.3.3 Promote agri-tourism, agri-industry and retailing, and rural tourism 

within the precinct. 
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6.2 MACRO-CONCEPTUAL FRAMEWORK 

 

6.2.1 Strategic Spatial Vision 

 

Figure 6.4 depicts the spatial vision for Thembalethu precinct. 

 

At the strategic level the idea is to strengthen Thembalethu’s links with the 

rest of the George settlement. 

 

Currently, it exists as somewhat of an island, cut off from the remainder of 

the settlement to the north by the N2 highway, and to the west and east 

by the deep v-shaped Skaapkop and Meul rivers.  The area to the south 

comprises agriculture on the highlands which are incised by deep river 

valleys which drain to the coast.  These valleys contain critical biodiversity 

areas (CBAs). 

 

The main intervention is to strengthen and reinforce Thembalethu’s main 

arterial link with George CBD.  While this route already exists along 

Sandkraal and Albert streets linking directly into York street in the CBD, it is 

not celebrated, nor does it read like the main route into an area 

containing over 20% of George’s total population (+ 43 000 people). 

 

Therefore, it is proposed that this route, comprising Albert and Sandkraal 

streets is upgraded with landscaping and tree planting and urban design 

interventions including promoting high quality shop fronts and building 

elevations facing onto this road.  Short term parallel parking should be 

accommodated to promote kerbside businesses.   

 

The road cross-section should also accommodate continuous pedestrian 

sidewalks and cycle ways and public transport stops to be used by either 

mini-bus taxis or a bus rapid transit system. 

 

The fact that this is the main route to Thembalethu should be strongly 

signposted in York Street. 

 

Further integrating links can be achieved in due course to the west along 

Nqwemesha street across the Skaapkop river to Pacaltsdorp linking to the 

access road just north of the WWTW, and to the east to the proposed 

Destiny Africa site which is intended, in turn, to link into the N2 and Knysna 

Road past the Garden Route mall and back to the CBD. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 
 THEMBALETHU URBAN UPGRADE  PLAN (11.2033) 

    CNdV Africa (Pty) Ltd  DRAFT URBAN UPGRADE PLAN  

13 March 2014 

page 106

 

 
Figure 6.4 Spatial Vision for Thembalethu 
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6.3 THEMBALETHU IN THE CONTEXT OF GEORGE MUNICIPALITY: 

 OPPORTUNITIES AND CONSTRAINTS 
 

At the level of Thembalethu itself the following constraints and 

opportunities can be identified: 
 

6.3.1 Constraints  
 

• The area is cut off from the remainder of George by the N2 highway 

and the deep V-shaped Skaapkop and Meul river valleys; 

• There is a poor gateway first impression off N2 highway intersection 

with few trees and large areas of undeveloped land alongside; 

• Sandkraal Road, which should be the main business spine is 

significantly underdeveloped with the exception of the shopping 

centre and building materials supply store at the intersection of 

Sandkraal and Ngcakani streets; 

• Thembalethu currently works like a “doughnut” in that the spine of the 

area between Ngcakani and Tabata streets centred on Sandkraal 

street, has some of the lowest densities or least intensely developed 

land.  Higher intensities of land development are found further way 

between Ngcakani and Tabata streets towards the edge of the 

settlement; 

• Reasons for this include: 

- Sandkraal road is designed as a limited access arterial instead of 

an urban high street and all of the residential properties abutting it 

turn their backs to it; 

- Apart from the business node mentioned above and two other 

nodes   zoned at the 26th street and the Zabalaza/Sandkraal link 

road intersections no other commercial development has been 

proposed; 

- The predominant zoning except for two extensions zoned medium 

density, although their underlying layout is similar to the remainder, 

is for Single Residential zone 1(Low Density); and, 

- The best located land for highly visible industrial and commercial 

development abuts the N2 highway but this land, although largely 

undeveloped to date has been planned for middle income low 

density housing, notwithstanding that this site suffers from higher 

noise levels and pollution levels than sites further away; 

• The highest densities are found in the informal settlements and there is 

virtually no two to four storey walk up housing. 
 

6.3.2 Opportunities 
 

• Sites with direct access off highways usually command high 

commercial values and the land remaining in this situation should be 

used for this purpose; 

•  In this case, the lack of development of the low density middle 

income abutting the highway is seen as an opportunity to change the 

land use management policy including subdivision, if necessary, and 

promote it for this purpose. This land can be of particular assistance to 

promoting small businesses; 

• Sandkraal road varies between 22 and 28 metres wide.  Tabata street 

varies between 12 and 16 metres and Ngcakani street up to 22m; 

• These three roads should be designed as an integrated trinary system 

possible with Ngacakini as a one way private motor vehicle route east 

and Tabata, a one way west.  Making these part of a one way system 

significantly improves their capacity; 

• There are various links between the two crossing over Sandkraal which 

would allow vehicles in the middle of the section of one of these 

routes to cut across and travel in the opposite direction without having 

to travel all the way to one or the other ends; 

• Sandkraal road could then become a public and non-motorised 

transport spine with limited, but not none, provision for private motor 

vehicles; 

• Development, ranging from constructing mixed use apartment 

buildings through to turning the backrooms of a house currently 

turning its back to this major route, should be incentivised, in particular 

the vacant and underdeveloped land abutting Sandkraal road, e.g. 

Masipumulele proposals, see Figure 6.7; 

• Design typologies, included limited parking on site,  permitting the 

redevelopment of the well located informal settlements whose 

location is suitable to high densities should be encouraged, see Figures 

6.8 and 6.9; 

• The river system around the settlement should be designed and 

planned as a recreational and bio-diversity conservation opportunity; 

and, 

• The land above the valleys should be lined with a 

recreational/maintenance track that also prevents encroachment 

onto the steep slopes.  This track will also help with storm water 

management acting as a storm water channel  before water enters 

the river system. 
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Figure 6.5 Thembalethu Precinct: Opportunities and Constraints 
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6.4 BROAD CONCEPTUAL FRAMEWORK  

 

Figure 6.6 shows the conceptual framework for the Thembalethu precinct. 

 

It comprises the following elements: 

 

• Trinary transport spine system comprising Tabata, Sandkraal and 

Ngcakani roads from south to north with the first and last route 

operating as one way routes and Sandkraal as the public transport 

and non-motorised transport spine; 

• These routes should be treed and landscaped and direct access 

permitted wherever possible; 

• Mixed use intensification area between Tabata and Ngcakani 

streets making use of all surplus and underdeveloped land, see 

Figure 6.8.  This should include two to four storey walk up and 

mixed use housing, see Figures 6.9 and 6.10; 

• Public open space network comprising the river valleys lined with a 

recreational/maintenance track that also helps to manage urban 

encroachment into the river valleys and helps with storm water 

management and water quality; 

• Between the proposed alignment of this track and the current 

extent of urban development there are opportunities for urban 

extension, some identified in the UISP study; 

• The mine rehabilitation plans of the brickfields should be reviewed 

to ensure that this land will be suitable for urban development in 

the long term; 

• The informal settlements should be redeveloped to high urban 

densities achieved to a certain extent by providing pedestrian 

walkways to some units rather than full motor roads; 

• The alignment of the proposed ring road should function as the 

southern limit of development; and, 

• Beyond this area suitable agricultural land should be retained for 

this purpose so as to provide a livelihood for emerging farmers and 

short supply chains into the food market with Thembalethu. 
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Figure 6.6 Conceptual Framework  
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Figure 6.7 Thembalethu: Concept Perspective illustrating SDF proposals 
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Figure 6.8 Development Concept: Masiphumelele 
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Figure 6.9 District 6 Apartments 
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Figure 6.10 Duncan Village 
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7. IMPLEMENTATION STRATEGIES (to follow) 
 

The SPC’s provide the SDF’s with the Land Use Management Guidelines.  

They are equivalent to the zones of the Land Use Management Scheme 

(LUMS).  The SPC’s provide guidance for the amendment of the LUMS. 

 

Applications for amendment of the LUMS that will be aligned with the 

SPC’s should be processed timeously whereas those that are not aligned 

should be discouraged. 

7.1 Spatial Planning Categories (SPC’s) Responsible Department 

Core I 

•  

 

 

Core II:  River Corridors 

����  

 

Buffer 

•  

 

Agriculture 

•  

 

Urban Edges 

•  

 

Urban Development Areas 

•  

 

New Development Areas  

•  

 

Other Proposals 

 

 

 

 

 


