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GWAYANG MIXED-USE DEVELOPMENT

1 INTRODUCTION AND BACKGROUND

1.1 Introduction

The George Municipality (GM) proposes a mixed-use industrial and enterprise development precinct on
a portion of the Remainder of Erf 464, George. The project is referred to as the Gwayang Mixed-Use
Development.

The intent of the development is to accommodate light industry and industrial land uses, appropriate to
the site context and facilitate the development of small- to medium-enterprise businesses. The small
industrial stands will be released to lessors/buyers for development to meet their requirements. The
strategic intent of the use of the land is to enable economic development, with an emphasis on facilitating
industrial development, but also the extension of opportunities for residential development.

The site area is approximately 181.3ha. There are a mix of uses proposed across the development
including:

91 Light Industry and Industry
Mixed use Business/Retalil
Residential

Public facilities

Open Space

|l

|l

il

1 Utility
il

1 Transport
il

Distinct areas formed by the site constraints and WWTW buffer zones

The George Municipality requested Zutari to prepare and submit this land use planning application to
secure development rights for the proposed Gwayang Mixed-Use Development to be established on a
portion of the Remainder of erven 464 George.

The application is submitted in terms of section 15(2) of the George Municipality Land Use Planning By-
law, 2023, to obtain approval for the rezoning and subdivision of a portion of the Remainder of Erf 464
George.

1.2 Background

The Gwayang area has been identified for development in various strategic documents, including the
Gwayang Local Spatial Development Framework (LSDF), 2015 and the George Municipal Spatial
Development Framework (MSDF), 2023. The strategic intent of the use of the land is to enable economic
development, with an emphasis on facilitating industrial development, but also the extension of
opportunities for residential development.

In 2022 Zutari was appointed to derive a feasible development concept for the overall concept design
area. The completed studies, contained in a consolidated technical report, formed the basis of more
detailed studies that have been completed as part of the preparation of this land use planning
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application. The various specialist investigations and studies conducted to inform the development

concept and layout design, included but are not limited to the following:

M

= =/ =4 4 a4 -a -

- =2 =/ =2 a4 A -

1.3
(i)

(ii)

(iii)

1.4

Geotechnical Investigation

Legal Status and Title Deeds

Environmental Sensitivity Scoping Report.

Regional and local context description.

Topography (contour base map) and land use analysis.

Heritage Impact Assessment (NID submitted to Heritage Western Cape).

DFFE Screening Tool analysis.

Aquatic Specialist Assessment, Visual Impact Assessment and Botanical & Terrestrial

Biodiversity Assessments.

Mapping of site sensitivities.

Traffic Impact Study and capacity model

Assessment of civil engineering services

Electrical Engineering Investigation

Urban Design Framework (Concept Plan) and Land Use Guidelines

Proposed subdivision layout plan (development blocks) and estimated land use yield tables

Phasing Plan and related Engineering services provision requirements.

Purpose of Memorandum

To gather all relevant information regarding the proposed rezoning and subdivision proposal

into one document;

To analyse all relevant information regarding the site and informants to the design of the

proposed development; and

To motivate the need and desirability of the proposed rezoning and subdivision of the Gwayang
Mixed -Use Development , in terms of the George Municipality Land Use Planning By-laws,

2023, in order to enable the relevant governing bodies to make an informed decision.

Application

An application is hereby submitted for the following:

a)

b)

Subdivision , in terms of Section 15(2)(d) of the George Municipality Land Use Planning
By-laws, of the Remainder of Erf 464 George, to create Portion A and the Remainder.
Portion A is depicted as the development site as illustrated on the attached subdivision plan,
measuring approximately 181.3 hectares in extent.

Rezoning , in terms of Section 15(2)(a) of the George Municipality Land Use Planning By-
laws,of t he Remai nder of ERF 464 Geabdéeyibti
in order to allow for the land uses as depicted on the subdivisional layout plan, including
General Residential Zone Il Group Housing stands; General Residential Zone IV
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Flats/Apartments stands; Industrial Zone | stands; Industrial Zone Il stands; Business Zone
| stands; Community Zone | stand; Open Space Zone | stands; Open Space Zone Il stand;
Utility Zone stands; and Transport Zone Il stand

C) Subdivision , in terms of Section 15(2)(d) of the George Municipality Land Use Planning
By-laws, of the Subdivisional Area into 91 portions consisting of the following:
4 General Residential Zone Il Group Housing stands;

7 General Residential Zone IV Flats/Apartments stands
29 Industrial Zone | stands

21 Industrial Zone Il stands

11 Business Zone | stands

1 Community Zone |

1 Open Space Zone Il stand

2 Utility Zone stands

== =/ =2 =4 =4 A4 A A -

15 Open Space Zone | stands
1 1 Transport Zone Il stand

In accordance with the attached Subdivisional Layout Plan, in order to give effect to the
proposed land uses as illustrated in the subdivisional layout plan.

d) Approval of the Phasing Plan.

1.5 Pre-Application Consultation

In terms of Section 37 of the George Municipality Land Use Planning By-laws, 2023 A pre-application

consultation is required. In terms of this application and the development proposal contained herein, a
pre-application was submittedt o t he George Municipalityds toawh pl anni
a pre-application consultation was held on 26 June 2024.

Feedback received following the pre-application consultation included the following:
Town Planning

1 Application must be motivated in terms of spatial policies and objectives of the area (PSDF,
GMSDF, Zoning Scheme etc.).

1 The development should be sensitive in terms of height and massing, interface and street
frontage, development blocks etc. i to consider visual impact.

1 For housing component, the proposal should take into consideration of the Urban Design
Guidelines for High Density, Social and Affordable Housing (2023). The guidelines are available
on municipal website or may be made available on request.

1 Big Box Retail was mentioned during the meeting by the applicanti 6 Bi g Boxd® may not
appropriate zoning for the business component, please consider Business Zone | (business
premises).

1 The applicant to consult Municipal GIS Section regarding street naming prior to submitting the
application (Site Layout Plan to be submitted should already indicate the approved street
names). Letter/email of confirmation from the GIS department to be submitted with the
application).
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1 The Developer to consider Architectural Guidelines for the industrial component which will need
to be managed by a Property Owner6és Association.

T Architectural Guidelines and HOAG s wi || be req-t
developments.

1 The applicant must address mitigation measures for noise, effluent and pollution associated
with heavy industrial component.

1 The proposed layout plan should take into consideration of all existing servitudes i.e. electricity,
sewer and water pipelines etc.

1 All environmental buffer areas to be shown on the site layout plan.

1 The developer will have to circulate the application to DEADP (Environmental Management and
Planning), Western Cape Department of Agriculture and Heritage Western Cape.

1 Applicant is herewith also exempted from submitting a conveyance certificate.
1 Council Resolution to be submitted with the application.
Civil Engineering Services

1 Access: Access will be as per the approved TIA and subject to approval by all relevant road
authorities.

1 Parking: All parking to be provided on site in terms of the GIZS 2023 parking tables. No parking
will be allowed within the road reserve. A TIA (scope of which must be confirmed with CES) will
be required.

1 Movability of vehicle on site need to be confirmed, this may require the input from Traffic
engineer.

1 Developer to provide sufficient stacking distance for all proposed land uses, measured from the
property boundary. Please show dimensions of all parking bays, manoeuvring space and motor
carriageway crossing on the site plan.

1 DC's: Normal DC's, as per the DC policy & Town planning By-law, would be applicable.
Deviation of DC's payment by the Municipality will require Council approval.

1 Water & Sewer: Available, subject to confirmation of service required, and may be subject to
forced phasing.

9 Developer to take note of the existing water & sewer mains located on the property. Provisions
of cost for the relocation of services, where required, should be allowed for.

1 Stormwater: Developer to adhere to the applicable Stormwater By-law. No development will be
allowed within the 1:4 slope or 1:100 flood line.

1 Public transport: Comments from the Go-George public Bus transport should be obtained, and
where applicable included. Development to incorporated Universal Accessible aspect within the
road design. The Developer must consult George Integrated Public Transport (Go-George) for
comments and inputs to the layout plan.

The minutes of the pre-application consultation is attached as Annexure H .
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1.6 Information Required in terms of Section 38 of the By-
Law

In terms of Section 38 of George Municipality Land Use Planning By-laws, 2023, an application must be
accompanied by the following information and documents:

Table 1: Information required in terms of Section 38 of the By-Law

Included in the
Information Required Location Application
Yes No
Application form, completed and signed by applicant Annexure A A
Power of Attorney & Proof that the person is Annexure B X
authorised to act on behalf of the Client  (Zutari &
appointment | etter)
Proof of Registered Ownership (Title Deed) Annexure C X
Bondhol derés Consent Not Applicable
Written motivation for the application based on the X
criteria referred to in Section 65
Contour Base map Annexure D X
Locality Plan Annexure E
Subdivisional Layout Plan Annexure F X
Proof of Payment of Application Fees Not Applicable
Conveyancerds Certificate i | AnnexureG X
application is not restricted by any condition contained
in the title deed.
Minutes of pre -application consultation Annexure H X

In addition to the mandatory requirements listed above, this application is supported by the following
additional documents:

Locality Map

Site Sensitivity Verification Report
Heritage Investigation Report
Geotechnical Investigation Report

Air Quality Investigation Report

Urban Design Guidelines

Urban Design Framework

Gwayang Development 3d Model
Phasing Plan

Civil Engineering Services Report
Electrical Engineering Services Report
Traffic Impact Assessment And Traffic Modelling
Stormwater Management Plan

NOWUHWWUWUWHWWWWWHW N WK

1.7 Applicant Detalil

George Municipality is the lawful owner of the property as stated on the registered title deed of the
Remainder of Erf 464 George. Attached please find a copy of the Title Deed, confirming the ownership
of the erf (Annexure C).
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The George municipality appointed Zutari (Pty) Ltd to submit this land use planning application on their
behalf. Zutari (Pty) Ltd, in their capacity as consultant for the George Municipality, was authorised by
the Municipality to sign any and all relevant documentation which may be necessary for the proposed
planning application on behalf of the Municipality. The procuration signed by the Municipality, appointed
Zutari (Pty) Ltd. as the lawful agent to prepare and compile the documentation required for the change
in land use rights and subdivision of Gwayang mixed-use development. Attached please find a copy of

Zutari 6s appointment | ett gAnnesuredB).Service Level Agreeme

Table 2: Applicant Details

Applicant, full name and title Zutari (Pty) Ltd.
Reg No. 1977/003711/07
Contact Person of Authorised Professional Rudolf Schroder
Planner
SACPLAN Registration number: A/151/2009
Street Address Suite 201
2" Floor

Bloemhof Building

65 York Street

George

6529

+27 44 805 5400 / +27 83 390 6963

Telephone Number

Email Address rudolf.schroder@zutari.com

See SACPLAN registration certificate attached as Annexure U .

2 PROPERTY PARTICULARS

2.1 Property Description, Registered Owner and Title Deed

The project site is located on a property that is known as a portion of the Remainder of Erf 464 George

(also referred to as o6the site of application6).

The registered owner of the property as reflected on the Title Deed is George Municipality. See

Annexure Cforacopyof the Title Deed. Attached please al
and Service Level Agreement authorising Zutar.i

(Annexure B).

Additional property details are reflected in the table below:

Table 3: Property Details

A portion of Remainder of Erf 464, George

Title Deed Number: GEQ15-15/1922

Title Deed Description: Remainder of Erf 464, George

Registered Owner: George Municipality
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2.2

The proposed Gwayang mixed-use development( al so r ef er r eidlodated oasporionbfe si t e d
the Remainder of Erf 464 George, South of the R102, West of York Street and North of the N2. The site

is bordered by the Show grounds, the Groeneweide residential neighbourhood, a railway line along the

Southeastern border of the site that acts as a border between the site and the existing Pacaltsdorp

industrial development. To the West of the site is the existing Gwaing Wastewater Treatment Works as

well as the Gwaing Landfill Site.

Locality

Also see the Locality Plan attached as Annexure E.
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Figure 1: The Greater George Area (Source

: George Municipality, 2022)
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Figure 1: Total Gwayang Development Site
Application area — boundaries to be confirmea
Area of Concept Pla

Figure 2: Project location
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(31793

208/65

Figure 3: Land Use Planning Area i A Portion of the Remainder of Erf 464 George
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2.3 Extent

The portion of the Remainder of Erf 464 George included in the land use planning application measures
approximately 181.3 hectares in extent.

2.4 Jurisdiction

The Site of Application is within the jurisdiction of the George Municipality, Western Cape Province,
South Africa, in the Garden Route District area.

2.5 Restrictive Title Conditions

There are no conditions in the Title Deed of the property that are deemed as being restrictive to the
proposed development.

Please refer to the attached copy of the Title Deed for the site of application (Annexure C ). Also refer
to the Conveyance Certificate attached as Annexure G confirming that there are no restrictive
conditions that are deemed as being restrictive to the proposed development.

2.6 Contour / Cadastral Basemap

The Remainder of Erf 464 George is a large erf that stretches across the extent of George. The portion
of the erf that is being considered for development and included in this land use planning application
measures approximately 181,3 hectares in extent. The below contour basemap was used as the basis
for the layout planning and concept designs for the proposed development:

Figure 4: Contour / Cadastral Basemap

Document number 1, Revision number O, Date 2025/08/29 19"



2.7 Mortgage Bond

There are no mortgage bonds registered against the property.

Refer to the Conveyance Certificates attached as Annexure G for confirmation.

2.8 Applicable Zoning Scheme and Current Zoning

The developmentsitei s current |l y z o nasperthiepnwsiens ef thenGenrgednbegrated
Zoning Scheme Bylaw, 2023.

In terms of the George Integrated Zoning Scheme By-Law, 2023, the objective of Undetermined Use
Zones is to enable the Municipality to defer a decision regarding a specific land use and development
management provisions until the circumstances affecting the land unit have been properly investigated;
or until the owner of the land makes an application for rezoning; or a zoning determination is made by
the Municipality. The objective of this zoning is furthermore to create a zone to which land could revert
back to when rights under current zonings, other than Single Residential Zone |, were not exercised,
especially in cases where changes in the planning context occurred since the current zoning was
granted.

Gwayan
Develop
. / ':. Estate Housing
Site Tommsns 2 Non conforming use

Agricultural Zone I

Draft Zoning Scheme 2023 (For Public Comment)

Agricultural Zone II
{7 Agriculture Zone 11T
I Business zone 1
. Business Zone II
E‘ Business Zone 111
Business Zone IV
Business Zone V
Business Zone VI

Community Zone I

Figure 5: Current Zoning

y Community Zone II
- Community Zone I11
General Residential Zone 1
| General Residential Zone II
B General Residential Zone 111
General Residential Zone IV
| | General Residential Zone V
XY General Residential Zone VI
Industrial Zone I
. Industrial Zone 11
Industrial Zone IIT
|} Industrial Zone Iv
) Open Space Zone I
B Open Space Zone 1t

7/ Open Space Zone III

. Open Space Zone IV
Resort Zone
Single Residential Zone I
Single Residential Zone II
Single Residential Zone III
- Special Planning Area Overlay Zone
Subdivisional Area Overlay Zone
Transport Usage Zone II
¢/ Transport Zone I
Transport Zone II
I Transport Zone 11
- Undetermined Use Zone

. Utility Zone

The current zoning does not accommodate the proposed development. A land use planning application
is therefore required to secure the development rights for the proposed development.

2.9 Topography and Current Land Use

The topography of the site can be characterised by gently to moderately sloping undulating low hills,
which drained towards prominent natural water that flowed into the Gwaing River. The vegetation
consisted of long grass, small shrubs, medium to large bushes and clumps of large trees, but the
vegetation on and around the sites was largely transformed due to human activity. The topography is
considered ideal for the proposed development.
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The site has been transformed through land use activities such as agriculture/ cultivation and various
municipal engineering facilities (the George municipal landfill site and effluent treatment plant). A small
airstrip for radio-controlled aircraft situated along the higher lying portion of the site and is leased to a
local club.

Figure 7 - Site Topography
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Figure 8 - Current Land Use

Existing land use within the proximity of the site includes the Outeniqua Research Farm (WCG) to the
North, local agricultural showgrounds and Groeneweide residential suburb to the Northeast and well
established Pacaltsdorp Industrial area to the East with the municipal cemetery and several other

establishedindust r i al areas further Eastward. The pattern of
Westwards from the site is characterised by agriculture and several nurseries, restaurants etc. A number
ofland use applications related to the establishment of

lands directly East of the George Airport, have recently been approved.

2.10 Natural Environment

2.10.1 Environmental Impact

An environmental assessment of the proposed development was undertaken to identify any potential
environmental issues that could impact on the proposed development when the development concept
was formulated. This assessment was undertaken by means of the following:

1 Desktop examination of satellite and other GIS imagery
1 Review of existing documentation

i Site visits

1 Specialist studies (visual, aquatic and ecological)

T Environmental screening using the Department of For
(DFFE) National Environmental screening tool.
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A complete environmental impact assessment process is underway to assess the environmental impact
of the proposed development and to apply for environmental authorisation for the proposed
development.

2.10.2 Agricultural Potential of the Land

An agricultural potential assessment has been conducted on the site as part of the feasibility
assessment. The assessment was based on an on-site investigation of the soils and agricultural
conditions conducted on 25 January 2024. It was also informed by existing climate, soil, and agricultural
potential data for the site. The aim of the on-site assessment was to:

1 ground-truth cropland status.
1 assess the soil potential.
1 gain an understanding of overall agricultural production potential across the site.

Soils were assessed based on the investigation of existing soil exposures in combination with indications
of the surface conditions and topography and strategically positioned auger samples where necessary.
Soils were classified according to the South African soil classification system (Soil Classification Working
Group, 2018).

An assessment of soils and long-term agricultural potential is in no way affected by the season in which
the assessment is made, and therefore the date on which this assessment was done has no bearing on
its results. The level of agricultural assessment is considered entirely adequate for an understanding of
on-site agricultural production potential for the purposes of this assessment.

A specialist agricultural assessment is being undertaken as part of the environmental impact
assessment to include a verification of the agricultural sensitivity of the development site as per the
sensitivity categories used by the web-based environmental screening tool of the Department of
Forestry, Fisheries and the Environment (DFFE).

Agricultural sensitivity is an indication of the capability of the land for agricultural production, based only
on its climate, terrain, and soil capabilities and its agricultural land use. The different categories of
agricultural sensitivity indicate the priority by which land should be conserved as agricultural production
land.

The agricultural sensitivity of the site, as classified by the screening tool, is shown in the Figure below.
However, the screening tool sensitivity requires specialist verification because of the limitations of the
data sets on which it is based.

The screening tool classifies agricultural sensitivity according to two independent criteria, from two
independent data sets, both of which may be indicator
are limited in that the first is outdated and the second is fairly course, modelled data. The two criteria

are:

1. whether the land is classified as cropland or not on the field crop boundary data set (Crop
Estimates Consortium, 2019), and

2. its land capability rating on the land capability data set (DAFF, 2017)

Although the screening tool shows this area as medium to high potential, the area has lost most of its
agricultural potential and has been included as part of the urban edge and subsequently earmarked for
urban development.
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Figure 9: The development footprint overlaid on agricultural sensitivity, as given by the screening tool

The screening tool classifies the assessed area as ranging from medium to high agricultural sensitivity.
The high sensitivity classification is due to a combination of some land being classified as cropland and
some (only 3 pixels) being classified with a land capability of 9. However, the data set used by the
screening tool to classify cropland is outdated. All land across the footprint is no longer used or viable
as cropland. This land should not, therefore, still be classified as cropland and allocated high sensitivity
because of it. This assessment therefore disputes the high sensitivity rating by the screening tool that is
based on cropping status.

See the Site sensitivity verification report  attached as Annexure |.

2.10.3 Vegetation

The terrestrial portion of the site falls within the Garden Route Granite Fynbos vegetation type, which is
dominated by grassy and ericaceous fynbos species. This vegetation type is classified as Critically
Endangered and the DFFE screening tool assigned the majority of the site a rating of Medium sensitivity
due to the potential presence of sensitive plant species. However, a terrestrial biodiversity and
vegetation specialist screening study was carried out which confirmed that the majority of the site is no
longer in a natural state and no sensitive species were noted. The vegetation has been transformed by
a combination of historical agriculture, grazing, human activities and invasion by alien plants. Only one
area of relatively intact natural fynbos was found. This area has been excluded from the proposed
development area in order to preserve the intact fynbos patch.

The vegetation along the Gwaing river falls into the Cape Lowland Alluvial vegetation type, which is
classified as Endangered. However, little of this indigenous vegetation remains due to high densities of
alien invasive plants. It should be noted that invasive alien plant species must, by law, be removed. The
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onus for this is on the current landowner. As part of the environmental management plan for the site the
removal of alien vegetation is included as a requirement.
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Figure 10 - Vegetation sensitivity (DFFE screening tool)

2.10.4 Fauna

The majority of the site is given a sensitivity rating of Medium by the environmental screening tool, with
some areas along the watercourses given a rating of High sensitivity.

The majority of the sensitive species (those considered threatened, endangered or critically
endangered) identified are birds (eg Knysna warbler, martial eagle, crowned eagle), but there is also a
grasshopper (yellow-winged agile grasshopper) and a frog species (Knysna banana frog). Given the
disturbed nature of the site and the fact that it is cut off from surrounding habitats by busy roads, urban
development and a railway, few large animal species would be expected. Some birds, reptiles and small
mammals are likely to be present and could be accommodated by leaving corridors of open space in
the development. The development layout has accommodated these corridors as public open spaces
for the movement of animals.

The specialist terrestrial screening study that was carried out showed that there is evidence of Fynbos
Golden Mole (Amblysomus corriae) that was found in the northern section of the site near the land fill
site. The sub-surface tunneling typical of this species of conservation concern was evident near the
patch of fynbos vegetation but this species can adapt to modified environments and is likely to also
occur within the disturbed sections expanding from this fynbos patch. A comprehensive
study/investigation was subsequently undertaken to confirm the exact species of mole and to determine
its status in terms of conservation status and implication on the proposed development.
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Golden Mole:

The presence of golden moles has been identified on the site. A comprehensive study was undertaken
to confirm the exact species of mole and to determine its status in terms of conservation status and
implication on the proposed development.

The outcome of the study concluded that the near Threatened Fynbos Golden Mole is found at the site
rather than Vulnerable Duthiebds Golden Mole. Fynbos G
areas across the Garden Route (as assessed in terms of their ecology rather than DNA analysis) and
in many small green spaces such as home gardens. Fynbos Golden Mole is not as scarce in the
|l andscape despite its red list status. 1t is the spec
place as long as certain recommendations outlined are adhered to. It is suggested that any moles found

by mole catchers be relocated to the core habitat or buffer zone.

2.10.5 Biodiversity

The entire site is classified by the environmental screening tool as having Very High sensitivity with
regards to both aquatic and terrestrial biodiversity. The reasons for this include the categorisation of the
ecosystem as critically endangered due to the vegetation type; the presence of Critical Biodiversity
Areas (CBAs) and Ecological Support Areas (ESAs) as identified by the Western Cape Biodiversity
Spatial Plan, 2017, and the identification of the area as being important for water resource protection.

All environmental sensitivities have been incorporated into layout design of the proposed development.
Areas of high sensitivity have been accommodated as public open spaces and will not be formally
developed.

2.10.6 Water resources

The entire site falls within the Outeniqua Strategic Water Resource Area (SWRA) for surface water

which is one of the reasons why it is classified by the screening tool as having Very High sensitivity in

terms of aquatic biodiversity. The Outeniqua SWRA extends along the coastal plains between George

and Knysna. Surface water SWRASs are those areas that are considered of strategic national importance

in preserving and managing the countryds water resour
industries when allocating land.

An aquatic specialist screening was carried out and the following water resources, their environmental
sensitivity and recommended buffer zones were identified.
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Figure 11: Aquatic features and recommended buffers

The Water courses have been demarcated onsite and categorised according to their sensitivity, and
associated buffers have been provided around each identified wetland. This information has been used
as an informant for the proposed development. The layout plan has been designed to accommodate
and protect the identified high sensitive areas.

2.10.7 Visual Impact

A Visual Impact Assessment Scoping Report was carried out as the site is located at the entrance to
town in a visible position from the N2. The visual and landscape assessment found that there are areas
suitable for industrial type development within the project area. There are, however, also areas in close
proximity to receptors who are likely to be sensitive to landscape change. These areas include the N2
Highway, the R102 District Road as well as the Groeneweide Park residential areas. These areas are
suitable for residential type/ lower intensity type developments.

There are elements of the landscape that currently tie into the western rural agricultural area. It is
recommended that a wide valley buffer be retained in the south to reduce visual intrusion from the N2
Highway tourist view corridor.

The visual sensitivity buffers are illustrated below:
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Figure 12 - Visual sensitivity buffers (VRM Africa)

The 3D modelling that have been conducted for the proposed development will form the basis of more
detailed visual impact assessments that will be undertaken as part of the environmental approval
process. The VIA report considers the site to be fairly degraded from a visual perspective but caution
against the impact of inappropriate development along the N2 National Road, the R102 and
Groeneweide residential area as such areas are sensitive to landscape transformation. The interim
mitigation measures proposed in the VIA Scoping Report has been used to serve as a design informant
during refinement of the master plan for the site.

2.10.8 Cultural Heritage and Archaeology

A heritage assessment for the site of investigation has been conducted by Perception Planning.

From a colonial perspective, a substantial portion of the site (i.e. northwards of the railway line) forms
part of the original George Town Commonage, surveyed and framed during August 1919 by surveyor
Dumbleton whilst the area south of the railway line (i.e. Erven 324 and 2819) forms part of the former
Pacaltsdorp Commonage, once registered to the Pacaltsdorp Village Management Board. The
Pacaltsdorp Municipality was formally incorpor

Basic historical background research did not identify or highlight significant heritage-related themes
pertinent to this particular portion of land.

The proposed development is unlikely to negatively impact on built heritage of cultural significance. Brief
analysis of the cultural landscape context did not reveal important traditional landscape patterns of
cultural significance. Though outside the study area boundary, historic use of lands directly to the south,
between the railway line and N2 (Erf 2819, Pacaltsdorp), as part of cultivated agricultural fields just west
of the village Pacaltsdorp is of interest. However, within the present landscape context, former rural
landscape qualities have already been eroded across much of the study area through land uses such
as intensive feed farming along the former unrehabilitated quarry along the southern site boundary as
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well as municipal infrastructure installations/ land use such as the landfill site and effluent treatment
plant. Undeveloped portions of the study area still used for grazing purposes.

The study area forms part of an area indicated as being of no palaeontological significance and therefore
no palaeontological study is required.

Whilst the probability that archaeological occurrences within the site is considered low it cannot be
discounted with absolute certainty though the latter proviso mostly pertain to potential cave/rock shelters
that may occur within rocky outcrops along the lower reaches of the Gwayang River. As these areas are
sensitive from an archaeological perspective it is recommended that it be excluded from the
development footprint, failing which further archaeological fieldwork may be required.

It is the view of the heritage consultant that the proposal would not impact on any heritage resource of
cultural significance and that no further heritage-related studies would be warranted provided that design
proposals address potential visual impacts along the N2 National Road, the R102 and Groeneweide
residential area and steeper areas/ rocky outcrops along the lower reaches of the Gwayang River be
excluded from development. This area was excluded from development footprint and will not be affected
by the proposal.

A Notice of intent to develop (NID) in terms of Section 38(1) of the National Heritage Resources Act,
1999 (Act 25 of 1999) was submitted to Heritage Western Cape in March 2023.

In a letter dated 6 April 2023, Heritage Western Cape confirms that, since there is no reason to believe
that proposed mixed use development on Remainder Erf 464, George, and Erf 324, Pacaltsdorp, will
impact on heritage resources, no further action under Section 38 of the National Heritage Resources
Act (Act 25 of 1999) is required.

See the Heritage Assessment Report and Response to Notification of Intent to Develop: Final - In terms
of Section 38(4) of the National Heritage Resources Act (Act 25 of 1999) and the Western Cape
Provincial Gazette 6061, Notice 298 of 2003, and Heritage Western Cape Response to the NID,
attached as Annexure J.

2.10.9 Air Quality

During the environmental scoping, the Garden Route District Municipality (GRDM) raised concerns
about potential odour-related complaints by future tenants of the planned development as it is located
immediately adjacent to the Gwayang landfill site, wastewater treatment plant (WWTP) and a medical
waste incinerator.

GRDM suggested that a specialist air quality impact assessment should be carried out to determine
potential spread of odours in the area and Lethabo Air Quality Specialists (Pty) Ltd (LAQS) was
subsequently appointed to do such an assessment. LAQS carried out a dispersion modelling study to
investigate the potential spread of odours from cumulative sources of odorous emissions in the area. In
such an investigation, the variation in ground-level concentrations is not important, but rather the area
over which concentrations above odour detection limits may be exceeded.

Odorous Emission Source

LAQS carried out a dispersion modelling study to determine the degree to which odorous emissions
would disperse over the planned development area. The dispersion study was done in accordance with
GN R.533. It must be pointed out that not all odorous emissions may be offensive to all people, however,
odours may still be detectable, and all odours are therefore included in the assessment.

In addition to the activities immediately adjacent to the planned development zone, some industrial
sources of odorous emissions are in operation to the east of the planned development zone.

LAQS compiled the following list of sources of potentially odorous emissions:

1 Gwayang landfill site
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George WWTW
Averda hazardous waste incinerator
George Crematorium

PG Bison Sawmills

Gwayang landfill site

It is generally accepted that the main gaseous pollutant emitted from landfill operations is methane, but
it is not generally regarded as odorous. According to the USEPA, many other gaseous compounds are
generated as well, including the following odorous compounds:

1 Carbon disulphide (CS2)
Hydrogen sulphide (H2S)
Ethyl mercaptan ((CH3)2SH)
Methyl mercaptan (CH3SH)

== == =2 =

Dimethyl sulphide ((CH3)2S2)

George WWTW

According to a study done in South Korea, the odorous compounds listed below are associated with
wastewater treatment works.

1  Ammonia (NH3)

1 Hydrogen sulphide

1 Methyl mercaptan

1 Dimethyl sulphide

1 Dimethyl disulphide

1  Trimethylamine ((CH3)3N)

As can be seen from the list, the odorous compounds are similar to those emitted from landfill sites, with
a few exceptions (ammonia and trimethylamine).

Emissions
Gwayang Landfill Site

No measured emissions data is available, and emissions of odorous gases were determined using the
USEPA&6s Langas Emissions Model (LandGEM) . The
parameters, with data provided by GM:

1 Year of commencement of operation (2005)
1 Year of closure of the site (2029)
1 Annual volume of municipal waste dumped on site (111 840 m3)

LandGEM is based on the first-order decomposition rate equation for quantifying emissions from the
decomposition of landfilled waste in municipal solid waste (MSW) landfills. The software provides a
relatively simple approach to estimating landfill gas emissions and model defaults are based on
empirical data from U.S. landfills.

Document number 1, Revision number O, Date 2025/08/29 30"

mod el



LandGEM is considered a screening tool and the better the input data, the better the estimates. Often,
there are limitations with the available data regarding waste quantity and compaosition, variation in design
and operating practices over time, and changes occurring over time that impact the emissions potential.
Changes to landfill operation, such as operating under wet conditions through leachate recirculation or
other liquid additions, will result in generating more gas at a faster rate.

The model estimates that the maximum emissions will occur in the year following closure of the site,
i.e., 2030 and LAQS used these maximum emissions for the dispersion model. The estimated emissions

in 2030 are shown in the Table below.

Compound Annual emissions, tons Contribution, %
Carbon disulphide 0.025 2.2
Hydrogen sulphide 0.69 60.8

Ethyl mercaptan 0.081 7.1
Methyl mercaptan 0.068 6.0
Dimethyl sulphide 0.274 24.0
Total odours 1.142

Figure 13: Annual Gwayang landfill site emissions

As the odour detection threshold of these compounds are very low and of the same order of magnitude,

LAQS combined

al

emi ssions i

nt o

a

singl e

pol

annual emissions from the year of commencement, i.e., 2005, to a period of more than 100 years after

closure of the site.

Wastewater Treatment Works

The WWTW is a continuous operation and not subject to specific operating schedules or maintenance

shutdowns. The latter are scheduled as part of normal plant operating procedures.

Emissions will,

therefore, occur continuously and the quantity of emissions are directly related to the quantity of
wastewater passing through the treatment process.

The WWTW currently treats 10.4 million litres of waste water per day, but a process of upgrading has
been initiated that will result in a treatment capacity of up to 22 million litres per day. LAQS used the
upgraded capacity as basis for estimating emissions from the site. ldeally, emissions from a WWTW
need to be measured over an extended period of time to obtain reliable emissions data. In the absence
of measured data, LAQS relied on emission factors (EFs) published in literature. It must be pointed out
that reliable emission factors for wastewater treatment works are difficult to obtain due to the many
factors that affect emissions from any such operations.
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Operation Emission factors, pg/m” effluent
Hydrogen Methyl Dimethyl Dimethyl Trimethyl
sulfide mercaptan sulfide disulfide amine
Primary
Settling 16 3 2 177 2
Basin
Aerat.lon 51 6 0 76 3
Basin
Final Se.ttlmg 7 0 2 17 1
Basin
Total 74 12 34 270 b

Figure 14: WWTW Emission Factors

As is the case with emissions from the landfill site, LAQS combined all emissions into a single pollutant,

|l oosely named Aodourso and used the total of the emi
annual emissions. In addition, LAQS based its emissions calculation on the planned future treatment

capacity of the WWTP.

The estimated annual emi ssions of fAodourso was cal cul
ammonia of which an estimated 0.017 tons per annum may be emitted. This is approximately three

times greater than the total of the rest of the compounds, but it must be borne in mind that its detection

threshold is approximately 26.6 times greater than the rest.

Conclusions and Recommendations

The outcome of the dispersion modelling study shows that some odours may be detectable on average
along the western boundary of the planned development zone and over the industrial area to the east
of the development zone.

For an estimated 5% of the time the areas over which odours may be detected increase in size, covering
virtually the whole of the planned development zone. It is notable that the odour recognition threshold
is not exceeded over the development zone, but the model estimates that this threshold may be
exceeded in the vicinity of the landfill site as well as over the industrial area to the east of the
development zone.

It is not possible to state when such incidents may occur, and how long odours may be detectable, as
these are totally dependent on meteorological conditions that contribute to poor dispersion of air
pollutants. The most likely period of detectable odours is during the early morning hours of winter
months when the air layer is stable, and wind speeds are low.

The proposed upgrades to the WWTP include technologies that will result in reduced odorous emission,
thus resulting in a lower odour footprint. However, it is not possible to estimate the efficiency of such
technologies at this stage.

Furthermor e, LAQS®O assumption t hat al |l vol atil e or g
operations at PG bison consist of odorous compounds must be interpreted with care. The main organic
compounds that may be emitted are | oosely termed as i

Terpenes are widespread in nature, mainly in plants as constituents of essential oils. Terpenes are found
in plant species such as pine trees, spices (sage, rosemary, caraway, cumin, clove, and thyme), etc.
Terpenes have characteristics such as fragrance, taste, and colour that primarily act as pesticides and
repel parasites. They also have various antimicrobial properties to help the plant build immunity against
bacteria, plasmodium, fungi, and viruses.

Terpenes are, therefore, odorous, but the odours may not necessarily be regarded as offensive, or
mal odor ous. While some complaints have been made ab
operations, these complaints were infrequent and were made by a few people only.

YA
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LAQS concludes that some odours may be detectable over the planned development zone, but at low
intensity and infrequently. Unfortunately, it is not possible to state categorically that no odour-related
complaints may arise as the hedonic tone and odour character of odours differ from person to person.

LAQS recommends that continuous odour detection is carried out along the western boundary of the
developments zone once occupation of the zone commences. This will provide first- hand details of the
concentration of odorous gases, albeit not all of them, so that any subsequent complaint can be dealt
with effectively.

LAQS recommends further that an odour awareness clause is included in any property ownership and/or
usage rights for the proposed development area.

See the Air quality impact assessment  report attached as Annexure L.

2.10.10 Environmental Sensitivity Map

The Environmental sensitivity map depicts a combined environmental sensitivity map. The map shows
areas that were identified as sensitive from an aquatic, terrestrial (CBA and vegetation) or visual
perspective.

This sensitivity map, to a large extent, informed the layout design for the proposed development.
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Figure 15 - Environmental Sensitivity Map

2.10.11 Geotechnical Conditions

A geotechnical investigation of the site was conducted by Outeniqua Geotechnical Services in June
2022. The geotechnical nature of the site was investigated for the purposes of a proposed industrial,
business and residential mixed-use development on the site. The site was investigated in order to
determine the geology and geotechnical properties of the site for the design of new structures and civil
engineering services.
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According to the geological maps of the area, the site is underlain by granite rock of the Maalgaten Suite
of the George pluton. The George pluton consists of several granitic bodies that were intruded into older
country rocks of the Kaaimans Group of meta-sediments during the Cambrian era (~525 million years
ago). Younger metasedimentary rocks of the Peninsula Formation (Table Mountain group) were
indicated to the north of the George area.

The George pluton has been subjected to intense deformation, similar to that of the older country rocks
of the Kaaimans Formation and typically exhibit strong penetrative planar and linear fabrics (structural
features). In some places the granite has been intensely sheared, mainly along its margins. There are
no major geological faults in the immediate vicinity of the site, and there is a low risk of seismic activity
in the area (max peak horizontal ground acceleration 0.05g).

The Maalgaten granite is the most voluminous lithological unit of the George pluton which underlies
most of the George area. The granite rock is poorly exposed in the George area and is typically covered
by a thick soil overburden including colluvium, alluvium and residual saprolite.

The geology of the George area has been widely considered macro stable for urban development
purposes with due consideration given to potential geotechnical constraints on a site-level.

The generalized natural profile of the site consists of approximately

1 0-0.8m: Moist, light red brown, loose, intact, SILTY FINE SAND, transported, colluvium.

T 0.8m-1.2m: Moist, dark red orange, medium dense, intact, CLAYEY SANDY GRAVEL,
pedogenic (ferricrete nodules in sandy/clayey soil matrix).

1 1.2-2m: Moist, dark yellow orange to dark red orange, stiff, slickensided & fissured, SANDY
SILTY CLAY, residual completely weathered granite.

1 2-3m (base of pits): Moist, light-yellow orange, stiff, intact or fissured, CLAYEY SAND/SILT,
residual completely weathered granite (generally less weathered, becoming more granular).

The uncontrolled fill material that was encountered in some test pits consisted of a wide range of
materials, but largely dominated by a mixture of soil, rubbish and rubble, which had been dumped on
parts of the site over a long period of time.
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Figure 16 - Geotechnical Map

Geotechnical Recommendations:

The following recommendations are made in the geotechnical report and based on the information
gained from the site investigation. Although the confidence in the information is high, variation in ground
conditions may occur between information points. All geotechnical information should be confirmed
during construction and if necessary, additional investigations may have to be commissioned. Any
significant variations are to be brought to the attention of the authors for comment or further
recommendations. It is recommended that the structural engineer discuss his/her conceptual design
with the geotechnical specialist to ensure that any calculations and recommendations are in line with
current information.

General town planning and site development

The presence of existing infrastructure (Gwaing WWTW and overhead electrical lines) will have an
impact on the proposed town planning layout. The natural topography will also play a role. The presence
of deposits of uncontrolled fill could also present a hazard and obstacle to development, and these areas
should be investigated further. The presence of informal settlements and subsistence agriculture
operations should also be investigated.

Earthworks and civils

Civil works should be designed and constructed in accordance with SABS 1200, COLTO, and/or any
site-specific specifications provided by the civil engineer. Some bush clearing, removal of medium sized
trees, some demolition of informal structures and fences would be required to clear site in preparation
for construction. It is recommended that 150mm of organic-rich topsoil is stripped from the development
areas (roads, platforms, etc) and stockpiled separately on site for landscaping purposes.

Tree roots should also be grubbed from these areas. Any existing dams or depressions that may contain
surface water, that are not to be retained as part of the development, should be pumped dry and
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backfilled with suitable compacted fill to reinstate ground levels. Environmental input may be required
from aquatic specialist.

Insitu soil obtained from excavations for road box cuts and services trenches is likely to be too fine-
grained for use as a natural construction material (compactable fill), and should be stockpiled for non-
structural filling purposes, landscaping or general fill over pipe cradles. Clay material should be carted
to spoil or used for construction of earth-fill retention ponds, or as directed by the engineer.

See the Geotechnical Investigation Report attached as Annexure K.

3 DEVELOPMENT VISION AND CONCEPT

3.1 Urban Design Framework

A Productive, Creative, Living Environment

The urban design framework developed for the Gwayang Mixed-Use Development elaborates on the
vision for the proposed development to be a Productive, Creative, Living Environment that is safe,
resilient, integrated and diverse.

The framework provides further guidance in terms of the shaping elements and urban design principles
that have been incorporated in the layout design.

The section below provides greater detail regarding the development vision for the Gwayang Mixed-Use
Development; the site constraints and shaping elements, urban design principles and guiding concepts.

Refer to the attached Urban Design Framework (attached as Annexure N) for further details.

3.2 Vision

The vision guiding the development concept relates to creating a development that accommodates a
productive, creative living environment. The section below further expands on the aspects that are
integral to the vision and shaped the eventual development concept.

A safe place to work and
live with development
blocks that can be easily
secured without
negatively impacting the
character and
accessibility of the
overall development and

its surrounds.

Figure 17 7 Gwayang Mixed Use Development

Aresilient and
sustainable development
that is flexible and
adaptable to changes
over time with integrated
infrastructure, open
space (SUDs etc) and

movement network.

3.3 Site Constraints

The following site constraints informed the layout design:
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i Development Vision

Optimising the
accessible and
prominent location of
the site with a
development focussed
on providing
opportunities for varying
industrial uses as well as
commercial, residential,

utility and power.
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Watercourses and associated floodplains

Vegetation

Topography:

Slopes greater than 25%

High point / Koppie

Electrical servitudes

Water reticulation

Landfill and WWTW

500m and 800m buffer zones from landfill and WWTW

Existing and potential site access points

3
3
3
3
3
3
3
3
3
3
3

The initial site constraints and environmental sensitivities that have been identified and mapped and
used as informants to the layout design of the proposed development are illustrated in the images below:

Visual Impact Assessment

Figure 1817 Initial Site Constraints informing concept layout design
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Figure 19 - Environmental Sensitivities

3.4 Principles

Building on the principles of SPLUMA, several guiding principles have framed the approach to the
development design. The following key principles describe the desired performance qualities that are
sought after in the Gwayang Development:

Safe and Secure

3 Aliving environment that is surveilled, active, safe and secure where properties overlook streets
and public spaces, providing passive surveillance and activity.

Integrated

3 A development that is integrated into the surrounding context through a network of walkable
streets, with strong pedestrian connections to existing public transit opportunities.

Balanced

3 Adopting a balanced approach to development yield, mix of uses, parking requirements, security
and public environment

Inclusive

3 A place for all, designed to be open with equitable access for a range of users and providing range
of uses and opportunities.

Sense of Place

3 Facilitating the making of a place that has a strong identity linked with the town of George and its
natur al | andscape, creating a development that <can
both residents and visitors.
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People Orientated

3

Ensuring a development that is people focussed with high quality, surveilled, walkable public
environments accommodating people as well as cars but mainting a people focus.

3.5 Guiding Concepts

The following guiding concepts were used in formulating the development concept for the Gwayang
Development:

3

Link and connect : Set of structuring routes that support integration within the development and
into the surrounding context

Integrate natural system : Integrated open space system that connects natural systems but also
creates natural buffers between areas of different use

Nodes of distinct character : Series of clear development nodes with their own distinct character
and use.

Flexible development blocks : Series of flexible development blocks that support a variety of
development typologies.

These guiding concepts are illustrated in the image below:
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Figure 20: Guiding Concepts

The big ideas which form the foundation of the guiding principles can be summaries as follows, andf
illustrated in the image below:

1.

2
3
4,
5

Connecting Boulevard

Greenbelt park

Residential and mixed-use quality living
Big box lifestyle

Industrial variety
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Figure 21: Development blocks

3.5.1 Components of the Public Realm

3.5.1.1 Streets network

The following design considerations for the street network were taken into account in the layout plan of
the proposed development:

I The public realm includes streets and functional open spaces that should be hierarchical and form
part of an integrated network.

1 The street network should provide a series of functional open spaces that provide recreational
opportunities.

1 The street network should provide an integrated movement network that is connected to the
surroundings.

9 Design streets and public spaces to be multifunctional.

91 All streets and public spaces should be visibly unified and have a cohesive rhythm created by
landscape elements.

1 A safe and comfortable NMT network should be supported in the provision of generous side walks.

1 Provide well-lit pathways, entrances and communal spaces.

3.5.1.2 Access

The following guiding concepts regarding the accesses to the development were considered in the
layout plan of the proposed development:

1 Two entrances off R102/Hope Street: Industrial entrance and Mixed-use/Residential entrance.
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1 Potential future access points towards the East and South, connecting the site into the larger urban
context of George.

Primary movement routes providing vehicle access to all areas of the site (25m wide).
Primary structuring routes designed for people, with active uses clustered along them,
Secondary and tertiary routes providing access to development blocks (16m wide).
Internal block connections dividing the blocks further if necessary (10 7 13m).

Two bridges are proposed over the river to link the northern and southern land parcels.

=A =/ =4 =4 A4 =

NMT recreation route through greenbelt areas.

The guiding concepts regarding the movement network considered in the layout design of the proposed
development are illustrated in the image below:
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Figure 23 - Guiding Concept - Link and Connect
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3.5.1.3 Integrated Natural System

The following guiding concepts regarding integrating the natural system into the layout design of the
proposed development have been incorporated:

f
f

Activate and use green belt associated with river corridors and no-go areas

Inclusion of pathways and cycle tracks in the natural system to be used by internal and surrounding
communities

Ensure the natural system is surveilled and safe

All developments edging the Green Belt park to have a positive frontage onto the green spaces
and where appropriate spill-out activity can be accommodated onto these spaces.

Cluster play parks with Green Belt to create points of activity
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Figure 257 Examples of Integrated Natural System

3.5.2 Urban Design - Built Form Concepts

The guiding concepts regarding the built form for the proposed development include elements such as
the inclusion of a diversity of land uses, including residential and mixed-use quality living environments,
big box retail parcels and a variety of industrial development opportunities.

3.5.2.1 Landuse

A diverse land use mix is proposed across the development, including:
Industrial and Service Trade Zones

Mixed-Use Areas (Business, Commercial)

Big Box Retail

Residential Neighborhoods

Utility Infrastructure

=A =2 =/ =2 =4 =4

Distinct Precincts shaped by site constraints and Wastewater Treatment Works (WWTW) buffer
zones

i Strategic Land Use Placement in response to WWTW and landfill buffer requirements
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Figure 20 - Landuse
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Figure 26: Proposed land uses

3.5.2.2 Residential and mixed -use Quality Living

There are development nodes with distinct characteristics proposed in the layout plan of the
development, as detailed below:

il

Two mixed-use nodes located at the main entrance to the development at Hope Street and
associated with the future train station on the eastern edge.

The northern node has a stronger commercial focus including retail, commercial and big box retalil
offerings.

The eastern node includes small retail units on the ground floor with retail on the upper floors.

Residential development is located in the north-eastern corner connecting to the existing
Groeneweide Park residential area of the site and along the railway, outside of the 800m WWT/
Landfill buffer.

Document number 1, Revision number O, Date 2025/08/29 44‘



Residential node Mixed-use node
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Figure 27: Location of Residential and mixed -use node

Figure 28 - Examples of Mixed -Use Quality Living

3.5.2.3 Big Box Lifestyle

The area proposed for Big box lifestyle type development includes not only the usual big box retailers
but also follows the trend of including alternative uses that are housed in bigger warehouses including:

1 Skateparks
1 Rush trampoline parks
1 Climbing venues

These uses help to diversify the offering and provide choices for recreational activities.

Document number 1, Revision number O, Date 2025/08/29 45‘



Figure 297 Examples of Big Box Retail / Lifestyle Centres

3.5.2.4 Industrial Variety

A variety of industrial development opportunities are proposed in the layout plan. The guiding concepts
considered for the industrial development include the following:

1 Industry is located within the WWT and landfill buffer zones. Industry within the 500m buffer and
light industry within the 800m buffer

1 Theretained Green strip along the R102 will create a green buffer to minimise industry visual impact
1 The steep slope on sections of the site will influence building placement and site entrances.

i Light industry to include modern manufacturing units that provide opportunities for small scale and
creative local businesses.
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Figure 317 Examples of Quality Industrial Development

3.5.2.5 Flexible Development Blocks

The layout design includes flexible blocks which can be further subdivided to accommodate a range of
uses and adapt to change over time. The development blocks for the proposed development are
categorised as:

1 Industry
1 Light industry
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Figure 14 - Development Blocks
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Figure 32 - Flexible Development Blocks
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Figure 33 - Flexible Development Blocks Accommodate a range of uses

3.6 Layout Revisions

A number of layout iterations have been considered in response to the informants derived from the
various specialist studies and investigations completed for the Gwayang Mixed-Use Development.
Below is a summary of the layout revisions and the purpose behind the changes and proposals, that
lead to the formulation of the final layout plan that forms the basis of this application:

Option A: This option was derived after the initial feasibility layout aimed to avoid environmental
features, but did not comply with transport requirements.
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Figure 34: Gwayang Layout Option A

Option B: The initial layout completed after the feasibility assessment i complied with transport
requirements but information revealed from detailed environmental investigations required changes to
this layout to try and avoid the sensitive environmental features (option A layout followed)

Figure 35: Gwayang Layout Option B

Option C: Following the rejection of Option A and B layouts, the project team went back to the Option
B road structure with some amendments to incorporate some of the improvements brought into Option
A. The main concern with this layout option was the potential offset that would be required because of
the road passing through threatened fynbos vegetation.
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