
 
 

 

                    DRAFT SCOPING REPORT 

                                                                                    for  

GWAYANG MIXED USE DEVELOPMENT  

                                                                                    on 

A portion of the Remainder of Erf 464, George, Western 

Cape Province 

                               In terms of the  

National Environmental Management Act (Act No. 107 of 

1998, as amended) & 2014 Environmental Impact 

Assessment, as amended 

   

               Prepared for Applicant:   

                   George Municipality 

                  Date:  31 October 2025 

 

 

 

 

 

 

Author of Report : Louise-Mari van Zyl 

Assisted by Candidate EAP : Mariska Byleveld 

Author Email : louise@cape-eaprac.co.za / mariska@cape-eaprac.co.za 

Report Reference : GEO837/07 

Department Reference : 16/3/3/2/D2/19/0003/25 

Case Officer : Steve Kleinhans 

mailto:louise@cape-eaprac.co.za


 

 

APPOINTED ENVIRONMENTAL ASSESSMENT PRACTITIONER:  

Cape Environmental Assessment Practitioners  

PO Box 2070  

George  

6530 

Tel: 044-874 0365 

Report compiled by: Louise -Mari van Zyl  (MA Geography & Environmental Science [US]; 

Registered Environmental Assessment Practitioner with the Interim Certification Board for 

Environmental Assessment Practitioners of South Africa, EAPSA).  Ms van Zyl has over nineteen 

yearsô experience as an environmental practitioner. 

Assisted by Candidate EAP: Ms Mariska Byleveld (MSc Geology [University of the Free State]) 

(Candidate EAPASA Registration Number: 2023/6593). 

 

PURPOSE OF THIS REPORT: 

Departmental Decision-Making 

 

APPLICANT : 

George Municipality 

 

CAPE EAPRAC REFERENCE NO:  

GEO837/07 

 

DEPARTMENT REFERENCE:  

16/3/3/2/D2/19/0003/25 

 

SUBMISSION DATE 

31 October 2025 

 



Gwayang Mixed Use Development   GEO837/07 

Cape EAPrac   Draft Scoping Report 

                DRAFT SCOPING REPORT 

in terms of the 

National Environmental Management Act, 1998 (Act No. 107 of 1998), as amended & 

Environmental Impact Assessment Regulations 2014 

 

GWAYANG MIXED USE DEVELOPMENT  

A portion of the Remainder  of  Erf 464, George Municipal District (Western Cape)  

Submitted for: 

Stakeholder Review & Comment 

 

¶ This report is the property of the Author/Company, who may publish it, in whole, provided 

that: 

¶ Written approval is obtained from the Author and that Cape EAPrac is acknowledged in 

the publication; 

¶ Cape EAPrac is indemnified against any claim for damages that may result from any 

publication of specifications, recommendations or statements that is not administered or 

controlled by Cape EAPrac; 

¶ The contents of this report, including specialist/consultant reports, may not be used for 

purposes of sale or publicity or advertisement without the prior written approval of Cape 

EAPrac; 

¶ Cape EAPrac accepts no responsibility by the Applicant/Client for failure to follow or comply 

with the recommended programme, specifications or recommendations contained in this 

report; 

¶ Cape EAPrac accepts no responsibility for deviation or non-compliance of any 

specifications or recommendations made by specialists or consultants whose input/reports 

are used to inform this report; and 

¶ All figures, plates and diagrams are copyrighted and may not be reproduced by any means, 

in any form, in part or whole without prior written approved from Cape EAPrac. 

 

 

Report Issued by:  

Cape Environmental Assessment Practitioners  

Tel: 044 874 0365 PO Box 2070 

Web: www.cape-eaprac.co.za 17 Progress Street 

  George 6530  



Gwayang Mixed Use Development   GEO837/07 

Cape EAPrac   Draft Scoping Report 

CONTENTS OF A SCOPING REPORT 

Section 2 in Appendix 2 of R982 of the 2014 EIA Regulations, details the information that is 

necessary for a proper understanding of the process, informing all preferred alternatives, 

including location alternatives, the scope of the assessment, and the consultation process to 

be undertaken through the environmental impact assessment process.  The table below lists 

the minimal contents of a scoping report  in terms of these Regulations and provides a 

reference on where to find said information in this report. 

Requirement  Details  

(a) details of - 

(i) The EAP who prepared the 

report; and  

(ii) The expertise of the EAP, 

including a curriculum vitae. 

The draft scoping report was compiled by 

Louise-Mari van Zyl with assistance from 

Mariska Byleveld, from Cape EAPrac. 

Louise-Mari van Zyl is a registered EAP 

(Reg No 2019/1444) with +20 yearsô 

experience in the field of environmental 

impact assessments.  She holds a Masterôs 

Degree in Geography & Environmental 

Studies from Stellenbosch University. 

(b) the location of the activity, including ï 

(i) The 21 digit Surveyor General code 

of each cadastral land parcel; 

(ii) Where available, the physical 

address and farm name; 

(iii) Where the required information in 

items (i) and (ii) is not available, the 

coordinates of the boundary of the 

property or properties. 

 

C02700020000046400000 

 

A Portion of Remainder Erf 464            

(George Western Cape Province) 

 

33°59ô43789òS    22°25ô40.34òE 

(c) a plan which locates the proposed activity 

or activities applied for at an appropriate 

scale, or, if it is    

(i) A linear activity, a description and 

coordinates of the corridor in which 

the proposed activity or activities is to 

be undertaken; or 

(ii) On land where the property has not 

been defined, the coordinates within 

which the activity is to be undertaken. 

Preferred Site Development Plan attached 

as Appendix D. 

 

(d) a description of the scope of the proposed 

activity, including - 

Refer to main report with table on listed 

activities as agreed to with the Department 
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Requirement  Details  

(i) All listed and specified activities 

triggered; 

(ii) A description of the activities to be 

undertaken, including associated 

structures and infrastructure. 

in response to the Notification of Intent and 

Application Form. 

A combination of commercial / industrial / 

residential development components with 

associated services and infrastructure 

including roads, water, sewage, electrical 

and stormwater. 

(e) A description of the policy and legislative 

context within which the development is 

proposed including an identification of all 

legislation, policies, plans, guidelines, spatial 

tools, municipal development planning 

frameworks and instruments that are 

applicable to this activity and are to be 

considered in the assessment process. 

Main Report on legislative/policy 

requirements. 

(f) A motivation for the need and desirability 

for the proposed development including the 

need and desirability of the activity in the 

context of the preferred location 

Main Report on need & desirability. 

(h) A full description of the process followed 

to reach the proposed preferred activity, site 

and location within the site, including - 

(i) Details of all the alternatives 
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(ii) Details of the public participation 
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regulation 41 of the Regulations, 

including copies of the supporting 

documents and inputs; 

(iii) A summary of the issues raised by 

interested and affected parties, and 

an indication of the manner in which 

the issues were incorporated, or the 

reasons for not including them; 

(iv) The environmental attributes 

associated with the alternatives 

focusing on the geographical, 

physical, biological, social, 

economic, heritage and cultural 

aspects; 

Refer to Main Report. 

 

(i) Refer to Alternatives section 
(ii) Details on public participation 

explained in the Main Report. 
(iii) Issues identified by project team 

listed and will be expanded with 
input from I&APs/Organs of 
State/Authorities during scoping 
commenting period. 

(iv) Environmental attributes of the 
site discussed under the 
Specialist section of the Main 
Report. 

(v) Potential impacts identified by 
specialists ï 
impact/significance/extent/conse
quences etc forms part of the next 
phase (impact assessment 
phase) and will be detailed in the 
Impact Assessment Report. 

(vi) Methodology for assessment 
detailed in the Plan of Study for 
Impact Assessment that supports 
the Main Report. 
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mitigated; 
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duration and probability of potential 

environmental impacts and risks 

associated with the alternatives;( 

(vii) Positive and negative impacts that 

the proposed activity and alternatives 

will have on the environment and on 

the community that may be affected 

focusing on the geographical, 

physical, biological, social, 

economic, heritage and cultural 

aspects; 

(viii) The possible mitigation measures 

that could be applied and level of 

residual risk; 

(ix) The outcome of the site selection 

matrix; 

(x) If no alternatives, including 

alternative locations for the activity 

were investigated, the motivation for 

not considering such and 

(xi) A concluding statement indicating the 

preferred alternatives, including 

preferred location of the activity; 

(vii) Comparative assessment of 
impacts and alternatives will be 
detailed in the next phase of the 
assessment process namely the 
Impact Assessment Reporting. 

 

 

 

 

(i) A plan of study for undertaking the 

environmental impact assessment process 

to be undertaken, including - 

Main Report. 
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(i) A description of the alternatives to be 

considered and assessed within the 

preferred site, including the option of 

not proceeding with the activity; 

(ii) A description of the aspects to be 

assessed as part of the 

environmental impact assessment 

process; 

(iii) Aspects to be assessed by 

specialists; 

(iv) A description of the proposed method 

of assessing the environmental 

aspects, including a description of the 

proposed method of assessing the 

environmental aspects including 

aspects to be assessed by 

specialists; 

(v) A description of the proposed method 

of assessing duration and 

significance; 

(vi) An indication of the stages at which 

the competent authority will be 

consulted; 

(vii) Particulars of the public participation 

process that will be conducted during 

the environmental impact 

assessment process; and 

(viii) A description of the tasks that will be 

undertaken as part of the 

environmental impact assessment 

process; 

(ix) Identify suitable measures to avoid, 

reverse, mitigate or manage 

identified impacts and to determine 

the extent of the residual risks that 

need to be managed and monitored. 

(j) An undertaking under oath or affirmation 

by the EAP in relation to - 

(i) The correctness of the information 

provided in the report; 

Appendix I 
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(ii) The inclusion of comments and 

inputs from stakeholders and 

interested and affected parties; and 

(iii) Any information provided by the EAP 

to interested and affected parties and 

any responses by the EAP to 

comments or inputs made by 

interested or affected parties. 

(k) An undertaking under oath or affirmation 

by the EAP in relation to the level of 

agreement between the EAP and interested 

and affected parties on the plan of study for 

undertaking the environmental impact 

assessment. 

Appendix I contains an undertaking with 

reference to the Plan of Study which is 

made available for all registered I&APs for 

input/comment 

(l) Where applicable, any specific information 

required by the competent authority. 

 

(m) Any other matter required in terms of 

section 24(4)(a) and (b) of the Act. 

Water Use License application 
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EXECUTIVE SUMMARY 

1 INTRODUCTION 

Cape EAPrac  has been appointed by George Municipality , hereafter referred to as the 

Applicant, as the independent environmental practitioner to facilitate the Scoping & 

Environmental Impact Assessment (EIA)  process required in terms of the National 

Environmental Management Act (NEMA, Act 107 of 1998 as amended) for the proposed 

Gwayang Mixed Use Development on a portion of the Remainder of Erf 464 in the George 

Municipal District (Western Cape Province) (SG Code: C02700020000046400000). 

This study area is located approximately 1.3km West of the York Street/R102 Intersection in 

George, and roughly 4.3km East of the George Airport travelling along the R102.  The site is 

bordered by the Municipal utility area that houses the Gwayang Municipal Waste Water 

Treatment Works (WWTW), Landfill and Waste Incineration facility on its western boundary, 

the George Experimental Farm directly to the North and the George Show 

Grounds/Groeneweide residential area is located along its north-eastern boundary.  The 

existing Transnet railway line forms the southern boundary of the property, with the N2 National 

Road further to the South.  

 

Figure 1: Gwayang Mixed -Use Precinct as a portion of Erf 464, George.  

This property is owned by the George Municipality and is zoned óUndeterminedô.  The study 

area is roughly 182ha in size.  The property is mostly vacant, with the following existing land 

uses present under lease agreements and/or ongoing: 

¶ Sport shooting range/club 

¶ Radio flyer facility (micro aircraft) 

York Street / R102 Intersection 

Outeniqua Research Farm 

George Show Grounds / Groeneweide Park 

Municipal Utility Area 

RE/464 

N2 National Road 

Transnet Railway Line / George Industria 
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¶ Grazing pastures 

Due to the above-mentioned land uses ongoing for years, the majority of the site is transformed 

(mostly as a result of the historical agricultural activities), however several drainage lines 

traverse the property and there are limited remnants of indigenous vegetation found along 

these watercourses that have conservation value. 

The George Municipality has identified this site for future mixed -use 

commercial/industrial/residential development  taking into account known and identified 

site constraints.   

In order for the project to be feasible, several upgrades are required to the road network and 

bulk services that are under investigation by the George Municipality as part of their Bulk 

Services and Roads Master Plans.  

The proposed development requires prior Environmental Authorisation (EA)  in terms of the 

National Environmental Management Act (NEMA, as amended).  A Full Scoping & Impact 

Assessment process  (EIA) must be followed in terms of the Environmental Regulations 

(2014, as amended), with the Competent Authority being the Western Cape Department of 

Environmental Affairs and Development Planning  (DEA&DP), George office.  

An important part of any EIA process is stakeholder engagement that includes public 

participation and guidance from mandated Government Departments/Organs of State. 

Due to the scale of this proposal, combined with the need for a Water Use License Application 

(WULA), an integrated approach ito the National Environmental Management Amendment Act 

(NEMLAA1) has been followed including a Pre-Application  Draft Scoping Report  that was 

circulated to potential & registered Interested and Affected Parties (I&APs) for a 30-day review  

and comment  period that extended from 13 September 2024 ï 14 October 2024 .   

After the completion of the pre-application scoping process, the formal Application Form  was 

submitted to the DEA&DP, followed by the availability of this Draft Scoping Report (DSR) , 

which is now available for a further 30-day review and comment period  (31 October 2025 

to 01 December 2025 ).   

NOTE: The One Integrated System approach necessitates that there be joint 
consultation/stakeholder engagement of the EIA as well as the WULA applications.  Due to 
the time constraints associated with the EIA Regulations, as well as the (then) status of the 
WULA, it has been agreed between the DEADP, George Municipality and the Breede-
Olifants Catchment Management Agency (BOCMA), representing the Department of Water 
Affairs, that the prescribed 60-day commenting period for both, will be undertaken when the 
Draft Environmental Impact Assessment Report is ready and made available for review and 
comment. 

 

Comments/Inputs received in response to the pre-application scoping phase have been 

captured and reviewed and incorporated into this Draft Scoping Report. All comments 

submitted in response to this Draft Scoping Report will be considered, addressed, and reflected 

 

1 NEMLAA stipulates an integrated process for parallel applications i.e. EIA / WULA.  The combined 60-day 

commenting period for both the impact assessment and water use license application will be undertaken at the 

assessment phase of the EIA process to ensure that the prescribed project detail information for each of these 

applications can be considered simultaneously.   
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in the Final Scoping Report, which will be submitted to the Competent Authority for review and 

circulated to registered I&APs for information purposes. 

The steps to be followed thereafter include: 

1. Upon acceptance of the Final Scoping Report by the Department of Environmental 

Affairs (DEADP), the Draft Environmental Impact Report (EIR), together with the 

WULA, will be made available to registered I&AP to review and comment for a minimum 

60-day comment period (registered I&APs will be notified in writing of the availability 

and the commenting period); 

2. EAP to consider, respond to and including all comments received during 

abovementioned commenting period to the EIR reports; 

3. Submit the Final EIR to DEA&DP for decision-making who must then grant or refuse 

authorisation based on the outcome of the environmental assessment/investigation. 

4. Registered I&APs will be informed, in writing of the decision and their right to appeal 

the decision.  

 

2 SITE DESCRIPTION & GENERAL ATTRIBUTES 

The study site is the property of the George Municipality and forms part of a much larger 

cadastral unit (Erf 464 was the parent property that extends throughout George as original 

ócommonageô).   

The study site (a Portion of Remainder Erf 464) is set aside for the development of a mixed -

used precinct  that includes industrial, commercial as well as residential development 

opportunities  with supporting services and infrastructure. 

The Municipality proposes to obtain the development rights for the mixed-use precinct, but with 

the intent of potentially tendering portions of the development to private investors/developers 

who will ultimately implement components of the precinct over time.  Notably all conditions 

linked to potential approvals, will apply to future land owners irrespective of any sale of 

properties.   

Open spaces and bulk services/road infrastructure servicing the greater development will 

continue to be maintained by the George Municipality to ensure consistency and sustainable 

maintenance. 

This study site is reflected as being within the óurban edgeô of George in terms of the Council 

adopted Spatial Development Framework (SDF 2023/27) for George and is earmarked for  

urban development.   According to the Environmental Regulations definition of óurban areaô 

the site however is still deemed to be outside the óurban areaô for which ólisted activitiesô must 

be considered.  

Historical use of the site confirms a trend of disturbances, with evidence of multiple impacts 

ranging from excavations, development of the WWTW and landfill, widespread invasive alien 

vegetation and ongoing farming that resulted in total transformation of large pockets of the 

study area. 
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Figure 2: 1936 aerial image showing the land use as mostly grazing/pastures  with small farm dams . 

 

Figure 3: 1957 aerial showing  mostly pastures  still . 
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Figure 4: 1991 aerial clearly showing crops, the radio flyer club  (red circle),  the original dump site  (blue 

circle) and the adjacent WWTW (green circle)  and Show Grounds (purple circle) . 

 

Figure 5: 2000 DWS Aerial image  also indicating the shooting range having commenced  (Source: 

CapeFarmMapper).  



Gwayang Mixed Use Development   GEO837/07 

Cape EAPrac  vi  Draft Scoping Report 

 

Figure 6: 2024 aerial image of the site in its current state.  

¶ Historic access to the property was from the north-eastern corner of the property (where 

the Groeneweide residential area is built today).   

¶ The second access to the property is further West along the R102 (Provincial Road) 

and serves as the primary access for the adjacent WWTW/landfill developments whilst 

the historic access serves the other land users mostly.   

 

The original access road through the Groeneweide residential area, still provides access to the 

radio flyers club, pasture areas and also the recently approved solar facility south of the study 

site, whilst the second access off the R102, give access to the shooting range and municipal 

utility services.   

 

Considering these two existing accesses to the property, specific consideration has been given 

to align the proposed precinct development, with the George Roads Master Plan. 

 

The Municipality has continued to lease the majority of the site for various uses over an 

extended period of time.  The continued agricultural use has ensured that invasive alien 

vegetation is contained mostly along the drainage lines where it is too wet to plough/cultivate, 

with these features also being the areas where remaining natural vegetation occurs.  Remnant 

fynbos has been observed directly West of the access road to the WWTW/landfill on what was 

previously partially an old dump site and pastures. 
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The following key site constraints have been identified by the project team to date: 

 
Ʒ Watercourses and associated wetlands  on the property to be conserved and care 

must be taken ito stormwater management that will have long-term impacts on the 
aquatic habitats 

Ʒ Remnant natural vegetation  on the property ito long-term sustainable management 
thereof vs transforming it for the benefit of optimising development in an organic manner 

Ʒ Faunal habitat  that must be connected through functional corridors 

Ʒ Topography:  Slopes greater than 25% to be avoided 

Ʒ Electrical  servitudes must be accommodated 

Ʒ Water reticulation  network and supply  for the development as a whole 

Ʒ Landfill / WWTW / waste incinerator  as existing features  to be taken into account i.e. 
ócoming to sourceô 

Ʒ 500m and 800m buffer zones  from landfill and WWTW to be considered in terms of the 
type of land use that is compatible with such buffers 

Ʒ Existing and potential site access points  in terms of traffic volumes and other land users 
such as Groenkloof / Show Grounds / Transnet 

Ʒ Visual aspects  associated with the bulk of the development and visibility from the 
Provincial as well as National Roads (N2) 

Ʒ Social aspects  linked to transformation of the property cognisant of existing land uses 
including municipal utility uses, show ground operations including motorsport assocaited 
with the oval race track, existing residential developments, as well as existing light 
industrial land use neighbouring the site, enabling mechanisms for local 
contractors/developers to be involved in implimentation, employment preferences to local 
SMMEs and labourers for construction, affecting current tenant operations and 
resolutions linked to valid lease agreements 

Ʒ Air Quality  specifically linked to existing Municipal utility services i.e. WWTW / Landfill 
site / Waste Incineration / Green Waste 

Ʒ Bulk service  upgrades and availability of services (WWTW does not have sufficient 
capacity, expansion/upgrade of WWTW process to be finalised prior to decision on this 
application) 

Ʒ Phasing  of the development linked to bulk service upgrades 

Ʒ Flight path  due to proximity to the George Airport 

 

It is important to acknowledge surrounding land use types to (A) inform the layout and (B) 

identify potential impacts: 

 

¶ The existing municipal utility services (landfill / WWTW / waste incinerator) are 

associated with odours, air quality and dust that requires consideration be given to 

industrial development with a distinct distance separating land uses with permanent 

occupation i.e. residential from land uses with semi-permanent occupation allowable 

with such buffer areas i.e. coming to source; 
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¶ The next door George Show Grounds have events such as motor vehicle racing / house 

domestic livestock / show events that may be deemed to have noise/odour related 

aspects to be taken into account i.e. coming to source; 

¶ The neighbouring Groeneweide residential area dictates a focus on similar type of 

developments i.e. residential / commercial in proximity to these areas to avoid 

conflicting land use types and/or negatively impacting on property values; 

¶ Transnet railway line runs along the boundary of the property separating the site from 

the George Industrial area and must not restrict future Transnet activities/operations; 

¶ Areas deemed to be sensitive i.e. watercourses/wetland/remanent fynbos must be 

used to inform the site development plan. 

 

Figure 7: Existing land uses associated with the study area.  
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Figure 8: George Industrial area located directly 
East of the site separated by the Transnet railway 
line.  

 

Figure 9: Groeneweide residential area and the 
George Show Grounds along the North -Western 
boundary of the property.  

 

Figure 10: George Agricultural Experimental Farm 
directly North of the property opposite the R102  
with active agricultural operations not to be 
restricted by future development . 

 

Figure 11: George Municipal Gwayang WWTW 
and Landfill adjacent and to the West of the study 

site  with known odour and visual impacts . 

 
Figure 12: Vacant land directly to the south -west of the site where a solar facility has been authorised 

next to the N2 (Olympia School visible further south of the N2).  
 

As part of the environmental process specialists have been appointed  to determine the 

sensitivity levels of the vegetation/habitat/ecosystems/social character. These specialists 
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covered the broad environmental spectrum and have all conducted site sensitivity/scoping 

investigations to help identify potential issues/concerns/risks.   

 

A key purpose of the specialist studies to date, was to identif y areas of the  subject property  

that are deemed  suitable for development , with acceptable levels of impact(s ), as well as 

to provide input to the optimal site development layout plan through avoidance, minimisation 

and mitigation of potential impacts and risks.   

 

The findings and recommendations of these provisional specialist investigations resulted in the 

identification of areas deemed  more and less  suitable for development .  Studies 

undertaken to date include: 

¶ Agricultural 

¶ Aquatic 

¶ Biodiversity 

¶ Botanical 

¶ Fauna 

¶ Social 

¶ Visual 

¶ Air Quality 

¶ Heritage 

 

Additional technical studies have also been undertaken to help inform site capacity and 

development typologies, namely: 

¶ Planning (updated August 2025) 

¶ Traffic (updated June 2025) 

¶ Civil Services (updated July 2025) 

¶ Electrical Services (updated August 2025) 

¶ Stormwater Management Plan (dated July 2025) 

 

The development proposal, which forms the basis of this application, acknowledges the 

majority of ñconstraintsò set by the specialist investigations collectively.   Each specialist 

scoping report has considered the environment and recommendations are made in terms of 

the impact management hierarchy to avoid, mitigate , mimimise  and manage  the proposed 

development during its planning, design, implementation and operational phases. 

 

The specialist scoping studies were undertaken over a period of time from when the application 

investigation commenced, prior to the undertaken of the EIA process to date, through the pre-

application phase and copies of available reports, are included with this Draft Scoping Report 

as appendices. 
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3 PROPOSED GWAYANG MIXED USE PRECINCT DEVELOPMENT 

This development proposal is likely to be developed in phases over time, as the market 

dictates.   

 

Following the outcome of the EIA process (if authorised), a further 12 ï 24 months is set 

aside to obtain all the necessary approvals i.e. town planning/land use, services agreements, 

Water Use License (WULA), building plans etc.  This scale of development is likely to then be 

develop over a period of 8-10 years  as a minimum. 

   

The preferred site development plan (SDP) that has been developed in response to the 

specialist site sensitivity verifications/scoping investigations and input obtained through the 

pre-application scoping phase to date.  The Municipality accordingly aims to develop 

approximately 68% (123ha) of the total site (+/-181ha).  The remaining 32% (+/-58ha) are the 

areas that contain sensitive environmental features / setbacks that should ideally be avoided. 

 

The following is broadly included with each of the different land use typologies namely Heavy 

Industrial, Light Industrial, Business and Residential (note that these categories are according 

to the Town Planning Zoning Scheme and does not necessarily include the specific activities 

for this application although the broad spectrum per category has been considered): 

 

Heavy Industrial Service industry, heavy industry, manufacturing, mini-
warehousing, casino, offices, building material, hardware and 
paint stores (note that heavy industry does not include noxious 
trade) 

Light Industrial Service industry, industrial park, warehousing and distribution, 
casino, offices, hardware and paint store, motor dealership, 
vehicle fitment centre 

Business Warehousing and distribution, casino, health and fitness centres, 
offices, medical consulting rooms, business park, building 
materials, hardware and paint store, nursery (garden centre), 
shopping centre, bulk trade centre, motor dealership, wholesale 
marker (fresh produce), fast food, vehicle fitment centre. 

Group housing Single dwelling use, townhouse complex, apartments and flats, 
home office and undertaking 

Flats / Apartments Apartments and flats, student apartments and flats, multi-level 
townhouses, retirement village, home office and undertaking 

Public facilities Place of workshop (church/religious centre), pre-school (day care 
facility) 

 

The breakdown of the different land use types and the number of units for Alternative 5: 

Preferred Mitigated Site Development Plan (SDP), are summarised in Table 1. 
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Table 1: Development land use break down of the proposed Gwayang Mixed Use Precinct (Source: Zutari, 

July  2025).  The land uses are colour coded to the provisional site development plan colours . 

Gwayang Mixed-Use Precinct 

Projected Land Use & Areas 

Land Use 
Description 

Zoning - George Integrated Zoning Scheme 
By-Law 

Area (sqm) Area (ha) % of Area 

Group 38 899 3.9 2,1% 

1 General Residential Zone II Group Housing 11542 1,1   

2 General Residential Zone II Group Housing 7515 0,8   

3 General Residential Zone II Group Housing 11678 1,2   

4 General Residential Zone II Group Housing 8164 0,8   

Apartments 91 540 9,2 5,0% 

5 General Residential Zone IV Flats/Apartments 16372 1,6   

6 General Residential Zone IV Flats/Apartments 7600 0,8   

7 General Residential Zone IV Flats/Apartments 8249 0,8   

8 General Residential Zone IV Flats/Apartments 19860 2   

9 General Residential Zone IV Flats/Apartments 20122 2,0   

10 General Residential Zone IV Flats/Apartments 10621 1,1   

11 General Residential Zone IV Flats/Apartments 8716 0,9   

Mixed Use / Business / Retail  206 526 20.7 11,4% 

12 Business Zone I 25103 2,5   

13 Business Zone I 27411 2,7   

14 Business Zone I 18839 1,9   

15 Business Zone I 10660 1,1   

16 Business Zone I 23893 2,4   

17 Business Zone I 14289 1,4   

18 Business Zone I 12839 1,3   

19 Business Zone I 2303 0,2   

20 Business Zone I 41165 4,1  

21 Business Zone I 30024 3,0  

Public facilities (Creche's & religious centre)  2662 0,3 0,1% 

22 Community Zone I & II 2662 0,3   

Light Industrial  202 844 20,3 11,2% 

23 Industrial Zone I 7018 0,7   

24 Industrial Zone I 3116 0,3   

25 Industrial Zone I 3055 0,3   

26 Industrial Zone I 3226 0,3   

27 Industrial Zone I 3081 0,3   

28 Industrial Zone I 3254 0,3   

29 Industrial Zone I 3324 0,3   

30 Industrial Zone I 3779 0,4   
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31 Industrial Zone I 7328 0,7   

32 Industrial Zone I 4018 0,4   

33 Industrial Zone I 3302 0,3   

34 Industrial Zone I 4607 0,5   

35 Industrial Zone I 8615 0,9   

36 Industrial Zone I 4024 0,4   

37 Industrial Zone I 3750 0,4   

38 Industrial Zone I 3750 0,4   

39 Industrial Zone I 3750 0,4   

40 Industrial Zone I 3529 0,4   

41 Industrial Zone I 5150 0,5   

42 Industrial Zone I 7186 0,7   

43 Industrial Zone I 6064 0,6   

44 Industrial Zone I 9487 0,9   

45 Industrial Zone I 7751 0,8   

46 Industrial Zone I 15118 1,5   

47 Industrial Zone I 11783 1,1   

48 Industrial Zone I 10281 1,0   

49 Industrial Zone I 11593 1,2   

50 Industrial Zone I 21592 2,2   

51 Industrial Zone I 20313 2,0   

Heavy Industrial  305 715 30,6 16,9% 

52 Industrial Zone II  10624 1,1   

53 Industrial Zone II  11284  1,1    

54 Industrial Zone II  17706  1,8    

55 Industrial Zone II  12948  1,3    

56 Industrial Zone II  9617  1,0    

57 Industrial Zone II  16052  1,6    

58 Industrial Zone II  21173  2,1    

59 Industrial Zone II  14515  1,5    

60 Industrial Zone II  13623  1,4    

61 Industrial Zone II  13424  1,3    

62 Industrial Zone II  13148  1,3    

63 Industrial Zone II  27850  2,8    

64 Industrial Zone II  12607  1,3    

65 Industrial Zone II  7602  0,8    

66 Industrial Zone II  15785  1,6    

67 Industrial Zone II  16307  1,6    

68 Industrial Zone II  18083  1,8    

69 Industrial Zone II  18523  1,9    

70 Industrial Zone II  10894  1,1    

71 Industrial Zone II  11340  1,1    

72 Industrial Zone II  12610  1,3    

Waste Water Treatment (existing) 62 488 6,2 3,4% 

73 Utility Zone 59303 5,9   
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74 Utility Zone 3185 0,3   

Open space / Conservation areas etc.  576 186 57,6 31,8% 

75 Open Space Zone I 125785 12,6   

76 Open Space Zone I 39500 4,0   

77 Open Space Zone I 75277 7,5   

78 Open Space Zone I 58197 5,8   

79 Open Space Zone I 15173 1,5   

80 Open Space Zone I 1434 0,1   

81 Open Space Zone I 2736 0,3   

82 Open Space Zone I 48910 4,9   

83 Open Space Zone I 88098 8,8   

84 Open Space Zone I 16180 1,6   

85 Open Space Zone I 81505 8,2   

86 Open Space Zone I 7578 0,8  

87 Open Space Zone I 13576 1,4  

89 Open Space Zone I 1421 0,1  

90 Open Space Zone I 816 0,1  

Open space / Conservation areas etc. 6 786 0,7 0,4% 

88 Open Space Zone II 6 786 0,7  

Transport Zone II (roads) 
319 202 31,9 17,6% 

91 Transport Zone II 319 202 31,9   

Total Area 1 812 848 181,3 100% 

     

     

Total Site Area:  1 812 848 181,3  

Total developable: 1 229 876 123,0 68% 

Total undevelopable land:  582 972 58,3 32% 

  

These different land use types are represented spatially in the following colour coded map: 
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Figure 13: The Alternative 5 Preferred SDP  depicting different land use types across the study site (Source:  Zutari, July  2025). 
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Surrounding land use rights/restrictions, as well as known future plans associated with existing 

land uses/surrounding land uses, have been accounted for as part of the provisional site 

development plan.   

 

These include, amongst others, the following: 

 

¶ This provisional SDP takes into account the 500m, as well as the 800m risk buffers  

around the WWTW/landfill/waste incinerator allowing for a combination of (mostly) 

Heavy Industrial and Light Industrial properties within these buffer areas that do not 

include accommodation/occupation.   

 

¶ The 800m buffer  area accommodates mostly Light Industrial and Business (retail / 

commercial) development, whilst all Residential (group housing and apartments) is 

situated outside of the 800m buffer  that is more aligned to the existing land uses i.e. 

residential/light industrial including occupation/accommodation.    

 

According to Zutari the landfill has a Waste Management License (WML: Ref 

19/2/5/4/D2/19/WL0139/19) for decommissioning by 10 November 2024.  The original permit 

issued in 1994 stipulated that no light industry, business or residential land use may take 

place within 800m of the (landfill ) site .  Although this permit was repealed when the WML 

for decommissioning was applied for it must be confirmed whether this condition still applies if 

decommissioning is not achieved within the specified license timeframe because the preferred 

alternative do include light industrial within this 800m buffer area. 

 

Furthermore it has been noted that an existing waste incinerator operates in proximity to the 

landfill site.  Garden Route District Municipality who is the mandated Authority ito Air Quality 

has been consulted to give further input/advice ito any conditions/buffers that may be 

applicable to the incinerator Air Emission License (AEL).   

 

In response to the Pre-Application Draft Scoping Report, the Garden Route District 

Municipality  advised that an Air Quality Impact Assessment  be conducted to evaluate both 

current and future air quality impacts, as they expressed concerns regarding the effect of the 

existing noxious trades on the proposed mixed-use development.  This assessment has since 

been completed and incorporated into the Draft Scoping Report for further review and 

comment.  
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Figure 14: The 800m and 500m buffers respectively drawn around the Gwayan g WWTW (Source: 

Gwayang Local Spatial Development Framework).  

¶ Open areas  throughout the site follow mostly drainage lines  and accommodates 

visually sensitive corridors  and areas of ecological importance  (fynbos, wetlands, 

faunal habitat); 

 

¶ The existing George Roads Master Plan  allows for various future link roads that will 

provide additional access over the Transnet railway line towards the N2 in the south, 

as well as linkages to the North.  Although this project is not dependant on these link 

roads, the current design accommodates these long-term future (potential) connection 

roads to ensure that there is no conflicting planning; 

 

¶ The existing access to the Municipal WWTW and landfill  has not been 

compromised by the proposed layout albeit in a different alignment to accommodate 

for on-site sensitivities identified; 

 

¶ The Transnet railway line  does allow for a potential future station along this stretch of 

railway bordering the site.  Although this development is not dependent on this station 

being developed and it does not form part of this application, the preferred layout is 

done in a manner that it does not compromise any potential future plans that Transnet 

may have for the railway operations. 

 

¶ Eskom powerline  have been taken into account with the appropriate buffers along the 

line. 

 

¶ Existing  tenants  (radio flyers, agricultural tenant and shooting club) are on a month-

to-month rental agreement and have been contacted for input as part of the pre-

application scoping phase.  The Municipality will continue to engage with the tenants 

with regards to their lease renewals as and when the development application decision 

is issued. 



Gwayang Mixed Use Development   GEO837/07 

Cape EAPrac  iii  Draft Scoping Report 

 

¶ The neighbouring George Show Grounds  is deemed an events location that includes 

activities such as stock car racing / shows / animals  These activities each may have 

its own associated óimpactsô that affects land uses in proximity to these operations.  

Proposed development may not be used in future as a reason/motivation to stop the 

existing operations of the show grounds. 

 

The Municipalityôs intention with the mixed-use type development is to create a destination that 

combines areas of employment i.e. industry, with places of accommodation (homes).  The 

Municipality has indicated that it wishes for this precinct to contribute to the areaôs sense-of-

place rather than detract from it.  For that reason, specifications for landscaping / building 

styles will be part of the more detailed assessment phases of this proposal. 

 

The following images are indicative of the character the Municipality envisions for this precinct 

development (Source: Zutari 2025) within its different zones: 
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The development zone óparametersô for the precincts, are summarised in the following tables 

(Zutari, 2025) for the purposes of public participation and for stakeholders to better understand 

the potential impact(s) of the land use, coverage and height: 

 

Zoning  General Residential Use Zone IV  

Development parameters  

Coverage  Coverage may not exceed 60% 

Floor factor  The floor factor may not exceed 1. 

Height  The highest point of a building may not exceed 15 meters to the top of the roof. 

Building 

lines  
¶ The street building line is at least 5 meters. 

¶ Side and rear building lines are at least 4,5 metres. 

Parking and 

access  

¶ The standard parking requirements as per the zoning scheme by-law is as 
follows:  

o 1.75 bays per dwelling 
o 0.25 bays/unit for visitors 
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Zoning  General Residential Use Zone I I  

Development parameters  

Density  The maximum gross density on a group housing site is 35 dwelling units per hectare 

Height  The height of dwelling units may not exceed 6.5 metres to the wall plate in all cases, 

and 8.5 metres to the ridge of the roof in the case of a pitched roof 

Building 

lines  

¶ The street building line is at least 3 meters. 

¶ Side and rear building lines are at least 1,5 metres. 

Parking and 

access  

¶ Parking and access must be provided in accordance with the requirements 
of the By-law 

 

Zoning  Industrial Zone I   

(Light Industrial)  

Development parameters  

Coverage  Coverage may not exceed 75% 

Floor factor  The floor factor may not exceed 1,5 

Height  The highest point of a building may not exceed 15 meters to the top of the roof. 

Building 

lines  

¶ The street building line is at least 5 meters. 

¶ Side and rear building lines are at least 3 metres. 

Parking and 

access  

¶ Parking and access must be provided in accordance with the by-law 

 

Zoning  Industrial Zone II  

(Industry)  

Development parameters  

Coverage  Coverage may not exceed 75% 

Floor factor  The floor factor may not exceed 1,5. 



Gwayang Mixed Use Development   GEO837/07 

Cape EAPrac  vii  Draft Scoping Report 

Height  The highest point of a building may not exceed 20 metres to the top of the roof. 

The highest point of a stack of shipping or transport containers stored outside a 

building may not exceed 15 metres above average ground level. 

Building 

lines  

¶ The street building line is 0 meters, with a street centreline setback of at 
least 8 metres. 

¶ Side and rear boundary building lines are 0 metres, provided that the 
Municipality may lay down side and rear building lines of up to 3 metres in 
the interest of public health and/or safety.. 

Parking and 

access  

¶ Parking and access must be provided in accordance with the by-law 

 

Zoning  Business Zone I  

Development parameters  

Coverage  Coverage of 100% allowed 

Floor factor  The maximum floor factor on the land unit is 3. 

Height  The highest point of a building may not exceed 15 metres to the top of the roof. 

Building 

lines  

¶ The street building line is 0 metres. 

¶ Side and rear building lines are 0 metres up to a height of 8.5 metres and 
4.5 metres for the remainder of the building provided that the Municipality 
may lay down more restrictive common building lines in the interest of 
public health and safety or in order to enforce any other law or right. 

Parking and 

access  

¶ Parking and access must be provided in accordance with the by-law 

 

Zoning  Community Zone I & II  

(Creches & Religious Centres)  

Development parameters  

Coverage  Coverage may not exceed 60% 

Floor factor  The floor factor may not exceed 1. 

Height  The highest point of a building may not exceed 15 meters to the top of the roof. 

Building 

lines  

¶ The street building line is at least 5 meters. 

¶ Side and rear building lines are at least 4,5 metres. 
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Parking and 

access  

¶ Parking and access must be provided in accordance with the by-law 

 

The preliminary visual modelling for the fully developed site was done by Zutari (updated 

October, 2025) to provide an indication of the ódevelopedô landscape in the event the George 

Municipality obtained all of the approvals needed for this development. 

 

This model does not incorporate landscaping requirements as yet, but it will be used by the 

visual specialist to inform the detailed Visual Impact Assessment (VIA) as part of the next 

phase of this environmental impact assessment process. 
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Figure 15: Visual modelling overlooking the site in a Westerly direction.  
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Figure 16: Visual modelling overlooking the site in a Easterly (Right) and North -Easterly (Left) direction.  
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4 ACCESS & SERVICES 

According to Zutari Consulting Engineers (July, 2025) the ultimate intent of the Municipality is 

to create fully serviced erven for sale in support of integrated mixed-use development within 

the urban edge. 

 

Given the siteôs strategic location along the R102 on route to the George Airport, in proximity 

to existing businesses/schools/hospitals/accommodation etc, the Municipality intends to invest 

capital into the service delivery that is needed to support this type of development. 

 

The Municipality confirms that the development in its entirety, or in phases, is subject to 

confirmation by the Director: Civil Engineering Services regarding the availability of water 

supply and treatment capacity and sanitation bulk conveyance and treatment capacity at the 

time of the development implementation, or if developed in phases, before commencement of 

each phase. 

 

For the purpose of the environmental application process, the Municipality is obliged to confirm 

services with regards to water, sewage, stormwater, electricity as well as solid waste capacity. 

4.1 Bulk Water  

GLS Consulting Engineers was appointed to compose a Water Master Plan for the Municipal 

area to determine the effect of (future) developments on the Water Master Plan.  According to 

their 2022/2023 investigations, water demand for George is 2 363kl/day. 

A 200mm diameter bulk water pipeline  currently runs within the road reserve of the R102 

Provisional Road and supplies water to the George Airport and other areas, including Herolds 

Bay.   

Environmental Authorisation has been granted by the Department of Environmental Affairs & 

Development Planning (DEA&DP) to replace approximately 3.8km of this pipeline with a 

greater capacity pipeline, which varies in diameter from 250mm to 400mm (Date of Issue: 04 

June 2025; EIA Ref Number: 16/3/3/1/D2/19/0036/24).   

This new bulk water pipeline will be the main potable water supply  to the proposed 

development and will have sufficient capacity to service the proposed development in its 

entirety. 
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Figure 17: Proposed  internal  water supply network for the Mixed Use development proposal                                              

(Source: George Municipality, 2023) . 

Table 2: Water demand per land use for the proposed development (Source: Zutari, Ju ly  2025). 

 

Based on these figures, the total peak hour demand is calculated at 74.73l/s  at full capacity 

or 1 848.64 kl/day . 

Considering water supply to meet the demand, it is noted that the Municipality has completed 

a 20Ml/day capacity upgrade of the new Water Treatment Works  earlier in 2025.  After 
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commissioning of the 20Ml/day capacity, the WTW will have sufficient capacit y for the 

proposed development in its entirety.  

Zutari confirms that this development site falls within the George Main Zone and that existing 

water connections from already developed areas adjacent to this site, has sufficient spare 

capacity for the development to connect to. 

From a sustainable water use perspective, the Municipality proposes for the Light and Heavy 

Industry areas to have a supplementary water source  in the form of a dedicated pipeline with 

greywater  (treated effluent for re-use) as part of the water supply for non -potable uses .  

This entails a new dedicated pipeline from the WWTW  for a take-off point in the 

development .  Each property will therefore have two water connections, one for potable water 

and a second for re-used treated effluent. 

According to the GLS Water Master Plan, the existing water reservoirs  have enough storage 

capacity  and capacity for fire flow  conditions to accommodate the proposed development.  

Confirmation will be obtained from George Municipality.  

The re-use of treated effluent as an alternative water source for non-potable use may impact 
on the Water Use License (WULA) of the WWTW ito the volume of treated effluent that 
needs to be returned to the Gwayang River.  BOCMA to be consulted in this regard. 

4.2 Sewage 

The proposed development will drain to the existing Gwaying WWTW  situated directly 

adjacent to the study site.   

According to the consulting engineers the average dry weather flow (ADWF) for the 

development will be 1 434kl/day  with a peak dry weather flow (PDWF) of 41.501l/s  without 

stormwater inflow.   

It is acknowledged that stormwater does enter sewage systems, which increases the flow and 

can result in overflows at sewage manholes.  Allowing for a 15% ingress of stormwater  into 

the sewage system, the peak wet weather flow (PWWF) is estimated at 47.726l/s. 

Consideration must be given to proximity of manholes to watercourses in the event of sewage 

spills during heavy rain events where such sewage may result in pollution of the watercourses. 
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Figure 18: Proposed sewage network for the Mixed Used development (Source: Zutari, 2025 ). 

Table 3: Sewage volumes to be generated by the proposed development (Source: Zutari, Ju ly  2025). 

 

According to Zutari (July, 2025) the Gwaying WWTW is currently operating under 

constraint  and therefore has insufficient capacity  to support his development.   

To accommodate the proposed development, existing infrastructure would need to be 

upgraded and new supporting bulk infrastructure would need to be constructed. 

Sharples Environmental Services (SES) has been appointed to facilitate a Basic Assessment 

process for capacity upgrades to the Gwayang WWTW .  A Pre-Application Draft BAR was 

available for a 30-day review and commenting period until 27 August 2025.  It is important to 

note that the outcome of the environmental application facilitated by SES must be known and 

available prior to the DEADP making an informed decision about this application.  The 

processes are being aligned where possible.   
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The proposed upgrades of the WWTW under the Sharples application, are currently divided 

into four (4) phases (Table 4):   

Table 4: Summary of phasing capacities (Sharples, 2025).  

   

The upgrading of the existing sewage infrastructure (excluded from this EIA), as well as the 

construction of new supporting bulk sewer infrastructure is required to accommodate this 

development, including: 

¶ Pacaltsdorp pump stations 2, 5 & 7 to be abandoned and drain via a new gravity sewer 

system to the Gwaying WWTW; 

¶ New gravity mains required to drain the proposed properties situated on the 

southeastern boundary of the study site that will also include flow from the Pacaltsdorp 

pump stations; 

¶ A new sewer pump station near Groeneweide and a new rising main to the existing 

Gwaying WWTW; 

¶ A new gravity sewer collecting sewage from the abandoned Pacaltsdorp sanitation 

pump stations 2,  & 7, as well as the remainder of the development via a new gravity 

line to the future Groeneweide Extension F3 pumpstation to be pumped via the future 

rising main to the existing Gwaying WWTW; 

¶ Rerouting of an existing sludge-handling pipeline connecting the Outeniqua WWTW 

and the Gwaying WWTW that must most likely run from the West, along the outlet of 

the Gwayang WWTW to the East, where it will have to connect to the Pacaltsdorp 

Pumpstation.  

It is noted that this application cannot be considered for authorisation unless the 

WWTW upgrade is approved.  The processes run in parallel with the outcome of the 

BAR for the WWTW expected before this EIA process is due to be concluded.  

4.3 Stormwater  

Due to the low slope gradient of the site, low permeability of the soils and high groundwater 

levels in some locations on the property, the stormwater that will be generated upstream from 

the development must be conveyed through the development by means of an underground 

system, as well as an emergency overland flow system to ensure that all upstream stormwater 

generated by existing development areas are dealt with effectively through the proposed 

development site. 

The main objective of dispersing stormwater generated by the proposed development is to 

implement Sustainable Drainage Systems (SuDS)  with the objective of attenuating 

stormwater on the site.  
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The topography of the development site slopes naturally towards the south-west corner. 

Possible locations of attenuation dams will be investigated during the detailed design phases 

of the project, but this area will ideally be incorporated as a stormwater attenuation area, 

including the utilization of the existing small dams on the site.  

Zutari has compiled a preliminary stormwater design network consisting of catch pits, 

manholes and headwalls to convey stormwater generated from the proposed development 

towards energy dissipation outlets (i.e., reno mattresses and gabion boxes) and possible 

attenuation areas, as mentioned above (Figure 18).   

 

Figure 19: Preliminary design of a silt retention and energy dissipater headwall (section view) (Zutari, 2025).  

It is proposed that stormwater from the proposed development be directed to the internal road 

network towards a stormwater catchpit.  Stormwater will then be directed via underground 

stormwater pipelines towards the Open Space erven where it will flow into an energy dissipated 

headwall (Figure 19).   

 

Figure 20: Snapshot of a portion of the preliminary stormwater design network for the proposed Gwayang 

Mixed -Use Development (Zutari, 2025). RED circles: stormwater catchpits within road reserves. BLUE 

circle: energy dissipater headwall (Figure 10). GREEN lines: underground stormwater pipelines.  



Gwayang Mixed Use Development   GEO837/07 

Cape EAPrac  vii  Draft Scoping Report 

Road crossings at environmental sensitive areas will be dealt with by means of large box 

culverts with a buried base, allowing the wetland habitat to be continuous through the culvert 

and also allow wildlife to move through.  

The water use license (WULA) takes into consideration the stormwater 

structures/infrastructure and discharge into watercourses.  The WULA is being run in parallel 

to this EIA process. 

4.4 Access  

Access to the site is currently obtained from the R102 via a stop-controlled intersection onto 

the property.  This existing position of the main access  intersection  is not ideal and must 

therefore be relocated  further West along the R102  to improve sight distance safety to 

enable the proposed development.   

Furthermore, a second access must be developed  along the Western boundary of the 

George Show Grounds  to ensure that the development traffic generated by the proposed 

development can be accommodated safely.  

Internal road network design must adhere to minimum road design standards, however care 

has been taken to avoid, where possible, identified sensitive environmental features such as 

wetlands, remnant fynbos and faunal habitat. 

A detailed Traffic Impact Assessment (TIA) was conducted and concluded that trip reduction 

factors (i.e. expansion of the Go-George Public Transport initiative), General Leasable Area 

(GLA), Floor Area Ration (FAR) and compilation of different land use types per development 

zone has a significant impact on the trip generation factor per zone.   

The Provincial Roads Authority must confirm that the proposed intersections are deemed 

appropriate and whether or not any further upgrades may be required to the R102 at these 

intersections, or alternatively at the York Street/R102 traffic circle. 

It is important to note that the Go-George Public Transport services does not currently extend 

to this area.  The anticipated traffic generation from this development can be reduced should 

this public transport mode be extended to cover the study area. 

The TIA has been updated (June 2025) with the latest preferred SDP and will inform the impact 

assessment phase of the environmental investigation.   

4.5 Solid Waste  

Refuse collection from this development will be collected once a week as applicable to all areas 

within the George Municipal area.   

The total solid waste based on an estimated 1.29kv/per/day amounts to 7.62 tonnes/day. 

Waste generated by any of the light and heavy industries was not calculated, since it is not 

known what type of waste and waste volumes will be generated. 

In light of the closure of the existing landfill site adjacent to this development, it is important 

that confirmation be obtained for solid waste from this development to be accommodated at 

the Regional Waste Site in Mossel Bay which is currently under construction.  Final volumes 
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must be verified by the Municipality and Garden Route District Municipality must confirm 

capacity at the regional site. 

4.6 Geotechnical  

Zutari submits that generally the majority of the site is suitable for the proposed development 

with some moderate geotechnical constraints expected.   

Areas where there are problematic ground conditions are isolated and will require more 

detailed geotechnical investigations.  The provisional geotechnical study undertaken by 

Outeniqua Geotechnical Services (2022) confirms the presence of deposits of uncontrolled fill 

in the areas along the R102 where the old municipal landfill was. 

¶ Due to the in-situ soils obtained from excavations for road box cuts/services trenches 

being too fine-grained for use as compacted fill material, the excavated material for 

these services will need to be stockpiled for non-structural filling/landscaping or general 

fill over pipe cradles.  It may require such material to be removed completely if not 

suitable for development, or the area abandoned in favour of open space.  

¶ Clay material must be carted to spoil and used for construction of earth-filled retention 

ponds as directed by an engineer. 

¶ Improved site drainage measures are considered important with good site landscaping 

and a piped underground stormwater management system recommended for 

collection, diversion, control and discharge of stormwater from properties and roads to 

prevent flooding and ingress into subsoils which could potentially cause settlement of 

structures or unwanted erosion problems. 

The area that require intervention or further geotechnical investigations are depicted on the 

below Figure with test pits 18, 20, 26, 33, 34 and 39 highlighted. 

 

Figure 21: Geotechnical test pit locations across the study area (Source: Outeniqua Lab 2023).  
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4.7 Electricity  

The estimated total load for the proposed Gawayng Precinct is 29 214 kVA .   

According to Zutari (2025) there is sufficient spare capacity to supply the complete 

development area.  Power supply to this development will mainly be from the existing 

Municipal 66kV network  that partially cross over the development site with a 132kV 

overhead line from Eskom  via the Schaapkop and Proefplaas Substation areas.   

 

Figure 22: Existing electrical line partially crossing the property.  

It is understood that the recently approved solar facility2 directly south of the study site will tie 

into the existing 66kV line that will reduce non-renewable electrical demand. 

The proposed development will be serviced in a phased approach depending on category 

demand. 

It is proposed to establish a new 66/11kV Substation (100m x 80m, 30MVA Footprint)  when 

the adjacent 11kV network do not have capacity as the development grows with the phased 

approach.  This will include 66kV Overhead Line servitudes from the Loop In / Loop Out 66kV 

Overhead Line.   

It is likely that the use of alternative energy sources such as rooftop solar and/or battery storage 

for individual properties will further reduce demand on the Municipal electrical network.  

  

 

2 EIA reference number 16/3/3/1/D2/44/0016/23 dated 6 November 2023. 
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5 PHASING & ALTERNATIVES  
 

Based on the anticipated traffic generated by the proposed development, as well as phased 

bulk services upgrades required, it is proposed that the development be implemented in 

phases.  Below phases are indicative based on services and planning requirements and may 

change depending on market demand and/or funding availability/restrictions.  The provisional 

phasing proposal has been submitted by Zutari (2025). 

 

It must be noted that the phasing discussed in this report is for planning purposes mostly and 

must not be considered as final given that the Municipality plans on tendering sites to private 

investors which could be impacted by market demand at the time. 

5.1 Phase 1 

Phase 1 of the development consist of all the residential erven, one of the light industry clusters 

and a small portion of the erven planned for industry which accommodated all forms of industry, 

except noxious trade and risk activity as well as an erf planned for community/public facilities. 

 

5.2 Phase 2 

Phase 2 is made up of a business zone erf and an open space erf located close to one of the 

access points off the R102. 
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5.3 Phase 3 

Phase 3 is made up of a business zone erf located close to one of the access points off the 

R102, north of the proposed Gwayang development. 
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5.4 Phase 4 

Phase 4 implementation is made up of erven planned for industry which accommodate all 

forms of industry, except noxious trade and risk activity and erven that is planned as open 

space for open and conservation areas. 

 

5.5 Phase 5 

Phase 5 consists of a variety of uses including 2 erven planned for utility, light industry erven, 

an erf for open space and erven for industry which accommodate all forms of industry, except 

noxious trade and risk activity as well as an erf for mixed use/business/retail. 
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5.6 Phase 6 

Phase 6 is made up of majority mixed use/business/retail erven, the balance of the industry 

which accommodate all forms of industry, except noxious trade and risk activity and erven 

planned for open space and conservation areas. 

 

5.7 Phase 7 

Phase 7 implementation plan consists of majority open space/conservation areas and the 

balance of the mixed use/business/retail erven planned. 
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With regards to Alternatives , numerous reiterations of the SDP have been developed in the 

time leading up to the formal EIA process, however most of these are not deemed feasible 

considering that they have not been informed by the more detailed environmental 

investigations reported on in this report. 

 

An initial high level site sensitivity (desktop) resulted in the original SDP that has since been 

amended to reflect updated botanical / aquatic / visual and biodiversity site constraints.  The 

initial constraints are reflected in below image. 

 

 

Figure 23: Initial high -level site constraints identified with preliminary specialist input and desktop 

datasets (Source: Zutari 2023).  
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Figure 24: Original  Alternative 1  SDP based on the provisional  dekstop  site sensitivity constraints                                         

(Source: Zutari 2023).  

This original SDP (2023) contained a number of conflicts with the  now known  site 

sensitivity  as identified by the botanical, fauna and aquatic specialists.  The following conflict 

areas were identified and used to inform the preferred SDP for the scoping phase: 

 

Figure 25: Combined constraints map with initial SDP superimposed to highlight conflict areas (Source: 

Confluent Consulting, 2024).  
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Table 5: Alternative 1 - Original  SDP land use breakdown (Source: Zutari 2023).  

 
 

Table 6: Alternative 2 - Mitigated Site Development Plan  (Source: Zutari, 2024)  
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Figure 26: Mitigated Alternative  2 based on updated environmental and site constraints                                        

(Source: Zutari, May 2024).  

The most significant changes from the original (2023), to the updated SDP (May 2024) include 

the following: 

 

YELLOW circle This area has been highlighted by the geotechnical investigation as 
potentially unsuitable for development due to historic infilling (old 
landfill site).  Furthermore a portion of this area is deemed to fall 
within a visual corridor along the R102 due to its elevation.  Also a 
small patch of remnant Granite Fynbos is present in this area, 
alongside a potential habitat for golden moles which the faunal 
specialist identified.  Development constraints may apply in this area. 

ORANCE circle To accommodate both the fynbos and the mole habitat, as well as 
sensitive aquatic features, the entrance road leading into the 
development has been re-routed.  The traffic engineer must verify 
the feasibility of this re-alignment from a road design perspective. 

BLUE circle The presence of sensitive aquatic features (wetlands) in what is 
shows as an open space #82 has been avoided by relocating the 
road away from the wetlands to avoid them altogether. 
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Figure 27: Mitigated Alternative 2  SDP that shows confirmation of the amendments the SDP to address the 

conflicting areas (Source: Confluent Consulting, 2024).  

The Mitigated Alternative (July 2024) has been further amended, to exclude the wetlands that 

were identified at a later stage (on Erf 14) and the visual corridor along the R102 has been 

extended to link to this wetland area.   

 

The July 2024 SDP was therefore presented in the pre-application Scoping Report as the 

preferred alternative , however it was subject to further changes:  

 

Alternative 4 (February, 2025) , the traffic engineering team made further revisions to 

Alternative 2 in an attempt to still avoid as much of the sensitive environmental features but 

complying to the transport requirements.    

 

Alte rnative 5 ( March, 2025) , to avoid as much of the sensitive environmental features, 

complying to transport requirements and to accommodate an enlarged utility site.  

 

For the purpose of the scoping investigation (where issues/concerns/constraints/opportunities 

are identified), the following (reasonable/feasible) alternatives are to be considered: 

 

¶ No-Go Alternative : Site remains as per the Status Quo (vacant with no immediate 

development ï noted however that the spatial planning tools demarcate this site for 

future development thus it is unlikely that the site will continue to exist in this format):  
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¶ Alternative 1  (Original SDP, 2023) : Site plan prior to having detailed specialist site 

constraint inputs at the scoping phase.  This Alternative is eliminated because it does 

not adequately avoid sensitive environmental features.      

¶ Alternative 2  (May, 2024): Adjusted  SDP to accommodate conflict environmental 

areas. This Alternative is eliminated because it does not comply with transport 

requirements.    

¶ Alternative 3: Adjusted  SDP (July, 2024)  (circulated during Pre-App Draft 

Scoping)  to exclude the newly identified wetland on Erf 14 and extend the visual 

corridor along the R102. 

 

Due to environmental & technical constraints , Alternatives 1 ï 3 have been elim inated.   

The following alternatives are anticipated to be assessed in the EIR Phase.  

     

¶ No-Go Alternative (Status Quo) 

 

¶ Alternative 4: Alternative SDP  (less Preferred): An Adjusted SDP to Alternative 2 in 

an attempt to avoid as much of the sensitive environmental features but complying to 

the transport requirements.    

  

¶ Alternative 5: Preferred SDP : to avoid as much of the sensitive environmental 

features, complying to transport requirements and to accommodate an enlarged utility 

site.  

 

 

Figure 28: Alternative 3 Mitigated Site Development Plan for consideration as part of the pre-app scoping 

phase with the YELLOW circle indicating the further adjustments.  






















































































































































