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1 INTRODUCTION 

The George Airport North Eastern Precinct (GANEP) has several proposed developments, which will 

lead to an increase in traffic volumes in the area. As a result, the surrounding road network will need 

to be upgraded to accommodate the expected development trips. The purpose of this Traffic Study 

is to investigate the transport impact of the GANEP in George and steer the phased implementation 

of the required road infrastructure to accommodate the expected development traffic.  

In 2019, a Road Master Plan was developed for the GANEP (Innovative Transport Solutions (ITS), 

2019). This Road Master Plan was requested by the George Municipality. This traffic study evaluates 

the traffic impact of the proposed GANEP within the context of the master plan and based on new 

and updated development proposals as well as an adjusted timeline of the Western Bypass. 

2 STUDY AREA 

The study GANEP area is triangular shape and is bound by the R102 to the north, the R404 to the 

west and the future George Western Bypass to the east. This area is illustrated in Figure 1 which is 

an extract of the GANEP as it appears in the Gwayang Local Spatial Development Framework (GLSDF, 

Nov 2015). Refer to Figure A1 in Appendix A for the GLSDF. 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Extract of Gwayang Local Spatial Development Framework (GLSDF, Nov 2015) 
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3 LAND USE 

The GANEP covers approximately 26 hectares of developable land which is represented by the blue 

area in Figure 1. The blue area is designated for use defined as Airport Support Zone which is further 

defined in the GLSDF as follows: 

“As explained in par 9.3 it is proposed that an airport support zone be permitted 

opposite the airport. The intent and context of this node must be noted when 

considering proposals for development. Only land uses that are supporting the 

airport facilities or that providing a direct service to tourists must be permitted.” 

The GANEP currently consist of eight properties, each with certain land use rights and proposed 

development plans.  

3.1 Airport Planning 

ACSA was planning to expand the George Airport and specifically the commercial side of the airport 

in the light of more commercial flights. In the GANEP Roads Master Plan it was assumed that the 

airport activities would double within the 20-year planning horizon. However, due to the Covid-19 

pandemic and the weakened economy, passenger numbers have declined to 50% of the pre-Covid 

levels. The airport passenger numbers are based on data received from ACSA for the Cape Town 

International Airport, the data for the George Airport could not be obtained. It is unlikely that the 

pre-Covid planning levels will materialise in the next 20 years. In fact, it may take several years to just 

get back to the pre-Covid levels. Therefore, in this study the traffic demand due to the airport 

expansion was adjusted down. 

3.2 Portion 4 of Farm Gwayang No 208 

An industrial development is proposed on Portion 4 of Farm Gwayang No 208. The site is located east 

of the R404 at the R404/Airport Main Access intersection. The development will consist of a Filling 

Station and Warehousing. Portion 4 of Farm Gwayang No 208 is zoned Agricultural Zone I and the 

proposed land uses have not yet been approved by the Council. 

The proposed development will comprise of six erven. One erf will be zoned Business Zone VI with 

consent use for a Filling Station, while the other five erven will be zoned Industrial Zone I with consent 

for warehouses. Refer to Figure 2 for the Subdivision Plan. 
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Figure 2: Farm Portion 4/208 proposed development access and access road to surrounding erven 

3.3 Portion 130, 131 and 132 of Farm Gwayang No 208 

These erven were subdivided and re-zoned from agricultural use in the recent past. The previously 

proposed zoning for each portion was as follows: 

Farm Portion 130/208:  

• Zoned: General Residential Zone VI  

• Limited to a hotel 

• Zoned: Agricultural Zone I 

• Consent for tourist facilities 

Farm Portion 131/208:  

• Zoned: Business Zone V 

• Limited to a filling station, excluding vehicle sales and repairs 

Farm Portion 132/208:  

• Zoned: Agricultural Zone II 

• Consent for tourist facilities (theatre, crafts market, curio (gifts) shop, micro-brewery, 
museum and info centre) 

Currently it is proposed that these erven be re-zoned as Industrial 1. The permitted use for 

Industrial 2 is light industry which include industrial hives, warehousing, service trade, restaurants, 

and car lots. This proposed development has consent for convenience shops, liquor stores and 

offices. The most recent proposed site development plan for all three the abovementioned portions, 

as obtained from the landowner, is illustrated in Figure 3.  
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Figure 3: Portions 130 to 132 of Farm 208 proposed concept plan 

3.4 Portion 139 of Farm Gwayang No 208 

This farm portion is zoned Agricultural Zone I, which allows for a shed to be constructed. Previously, 

the landowner was planning on obtaining land use rights for tourist activity. However, this has now 

changed, and the landowner is now applying for warehousing land use rights. The site development 

plan for this portion, as obtained from the landowner, is illustrated in Figure 4. A traffic impact 

assessment (TIA) (RTS, 2021) was conducted for Portion 139. There are minor differences between 

the TIA and this traffic study in terms of GLA and trip generation, however the upgrades proposed 

for the R404/George Airport Main Access are similar.   
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Figure 4: Portion 139 of Farm 208 proposed site plan 

3.5 Portion 34 of Farm Gwayang No 208 

It is currently still uncertain how, if and when Portion 34 will develop. To ensure that the whole 

GANEP area is considered in this study it is assumed that Portion 34 will develop with light industrial 

land uses, similar to the other portions of the GANEP. It is also assumed that an internal circular route 

will be constructed within the GANEP, providing two access locations to the R404. One opposite the 

George Airport Main Access intersection and the second opposite the George Airport secondary 

access. 

4 SCENARIOS ANALYSED 

To understand and evaluated the transport impact of the GANEP, the following scenarios were 

developed: 

1. 2021 Existing Scenario (Section 5) 

2. 2026 Background Scenario (Section 6) 

a. Without the Bypass 

b. With the Bypass 

3. 2026 Future Scenario (Section 9) 

a. Low ACSA and GANEP Trips – without bypass 

b. High ACSA and GANEP Trips – without bypass 

c. Low ACSA and GANEP Trips – with bypass 

d. High ACSA and GANEP Trips – with bypass 
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5 STATUS QUO EVALUATION 

5.1 Existing Roadways 

The R102 is a trunk road (TR209). It is classified as a Class 2 road with a lane width of 3.5m and a 1m 

shoulder on both sides. The speed limit is 100km/h. 

The R404 (MR 347) is a provincial main road and a Class 3 road with a lane width of 3.4m and gravel 

shoulders on both sides. The speed limit varies between 60km/h to 100km/h.  

5.2 Existing Intersection Analyses 

The intersection operational analyses were conducted to assess the following three intersections. All 

three these intersections are priority stop-controlled intersections. These intersections are: 

• R102/R404 

• R404/Airport Main Access 

• R404/Airport Second Access 

Due to the Covid-19 pandemic, current traffic surveys were not conducted. Instead, historical 2017 

and 2019 traffic volumes were used. The 2019 traffic volumes were obtained from the Western Cape 

Government (WCG) Road Network Information System (RNIS) website (WCG, 2019). The 2017 traffic 

volumes were mainly used to determine the directional split and movement percentages at the 

various intersections.  

SANRAL’s permanent counting station data along the N2 was used to determine the reduction in the 

traffic volumes due to the Covid-19 pandemic. The data from the permanent counting station 

situated at the N2 interchange east of the George Airport was used. The 2019 and 2020 ADT were 

compared and there was a reduction in the traffic volumes of 25%, due to the Covid-19 pandemic. 

The historical 2019 traffic volumes were therefore used as the existing 2021 scenario volumes as 

these are pre-covid volumes.  

The intersections in the study area were analysed based on the methods as described by the Highway 

Capacity Manual (HCM) as coded in the Traffix Software to determine the level of service (LOS), delay 

per vehicle (in seconds) and volume per capacity (v/c) for each intersection in the peak hour. Refer 

to Figure B1 for the existing weekday peak hour traffic demand and intersection operations. Based 

on the existing traffic analyses, all the intersections are operating acceptably with no capacity 

conditions being experienced.  
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6 BACKGROUND SCENARIO 

6.1 Future Road Network 

The Western Bypass will link the Outeniqua Pass with the N2. The northern section of the route will 

go through the farming and peri-urban area of Blanco to the north of the Geelhoutboom intersection, 

while the southern section will run from the N2/Herold’s Bay interchange past the airport to the 

Geelhoutboom intersection. The approved route in the northern section is known as the Gwaing 

Blanco Alignment and the southern section as the Quarry Alternative 3 Alignment. This is illustrated 

in Figure 5. Refer to Figure A2 in Appendix A for the Preliminary Design drawings of the section 

passing the airport.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 5: Western Bypass 
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Due to the bypass, a new access road needs to be constructed to the Quarry. The proposed access 

road to the Quarry is approximately 30 metres away from the watercourse. The overpass is designed 

as a means of a continued operational access to the eastern extremity of the Quarry. Refer to Figure 

A3 in Appendix A for the proposed overpass to the Quarry.  

In the GANEP Road Master Plan (ITS, 2019) it was assumed that the bypass will be constructed in the 

distant future. However, according to the latest information obtained from the Western Cape 

Government relating to the timing of the bypass, it would now seem as if the bypass construction 

could be much sooner. For the purposes of this study, some of the scenarios included the bypass 

being in place in the next five years. Refer to Appendix C for the road network layouts with and 

without the bypass in place.  

6.2 Background Traffic Growth 

An average growth rate of 3% per annum was applied to the existing traffic volumes over a five-year 

horizon period. This is according to historical growth rates as recorded on the WCG RNIS website 

(WCG, 2021). This growth rate was applied to the entire road network for the scenarios where the 

bypass is in place. For the scenarios without the bypass, the growth rate was only applied to the 

R102/R404 intersection, specifically to the movements along the R102. If the bypass is in place the 

R404 will be reduced to a local access road and the growth will only be due to either development 

on the GANEP or the airport.  

6.3 Background Intersection Analyses 

Two background scenarios were investigated, these scenarios are discussed below: 

a) Excluding the Western Bypass – This scenario analyses the network conditions based on 

existing traffic volumes and existing network but with a 3% per annum growth rate for five 

years.  

b) Including the Western Bypass – This scenario investigates the network conditions with the 

bypass in place and re-assigned existing traffic volumes with a 3% per annum growth rate 

over five years. The re-assigned volumes are based on the existing volumes and how their 

paths will change with the bypass in place.  

None of the study intersections are expected to experience capacity constraints in either of the two 

scenarios evaluated. Refer to Figure B2 and B3 in Appendix B for the background analysis results for 

both scenarios. 

This also applies to the intersection of the R102/R404 which will continue to operate acceptably 

under its current control, i.e. stop control on the minor approaches. There are current concerns 

regarding the traffic safety of this intersection in the light of a number of serious crashes that have 

occurred there. Several opinions have been expressed by members of the public through the media 

as well as by airport management that an intervention is required at this intersection. However, 

purely from an operational perspective there is still spare capacity at this intersection to 
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accommodate growth in traffic volumes. But given the safety issues at the intersection is it 

recommended that the WCG address these concerns as a matter of urgency.  

7 ACCESS 

There is currently no formal public road access to the GANEP area. Access is proposed via a new road 

that links to the public road network at the R404/Airport Access. Other than a minor deviation close 

the intersection with the R404, the proposed public road will run on the boundary between Portion 4 

and Portion 130. It will extend all the way to the east to also provide access to Portion 139.  

A second access to the area is proposed via the R404 at an intersection further to the south and 

opposite the second access to the airport, which is close to the location where the quarry currently 

gains access. It is proposed that these two access roads be linked via a public road.  

8 TRIP GENERATION AND DISTRIBUTION 

8.1 Trip Generation 

It is envisaged that the GANEP will develop with land uses such as light industrial, service industry, 

restaurants, and a filling station. The trip generation rates and the detailed trip generation are 

attached in Appendix D. The trip generation is based on the guidance as provided in the Trip Data 

Manual (TMH17, COTO, 2013). A 10% reduction was applied to the trip generation to account for 

internal trips since many of the proposed uses are complementary and there will be interaction 

between the uses not only directly but also indirectly with multi-destination trips. Refer to Table 1 

for a summary of the estimated trip generation for the various properties. Noted that no detail plans 

were obtained for the development of Portion 34. The trip generation for this area was thus 

determined based on the following assumptions: 

• Total Developable Area reduced by 13% to make provision for roads. 

• A Floor Area Ratio of 75%. 

• A Leasable Floor Space of 95%. 

These assumptions are similar to what was initially used for the other portions. 
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Table 1: Total Trips after pass-by, diverted and internal trips deducted 

Erven 
Internal 
Portions 

Land Use 
Extent 

(m² GLA) 

Weekday AM Peak Hour Weekday PM Peak Hour 

In Out Total In Out Total 

Portion 4 

 Warehousing 35 262 95 64 159 71 87 158 

 
Filling Station 
Convenience Store 

200 5 3 8 11 11 22 

Portion 130 
- 132 

1 

Service Industry 13 460 82 27 109 27 82 109 

Restaurant  500 0 0 0 14 8 22 

Fast Food 385 86 70 156 50 41 91 

2 Service Industry 5 634 34 12 46 12 34 46 

3-8 Light Industrial 26 816 116 29 145 29 116 145 

Portion 139  Light Industrial 30 761 83 56 139 62 77 139 

Portion 34  Light Industrial 26 643 115 29 144 29 115 144 

GRAND TOTAL 139 660 616 289 905 305 571 877 

According to the GANEP Road Master Plan (ITS, 2019) during the 2019 pre-covid period, the airport 

generated approximately 500 peak hour trips. Currently, due to economic constraints, international 

travel restrictions and changing user patterns, the passenger volumes through the airport is below 

the pre-covid volumes at approximately 50%. The airport passenger numbers are based on data 

received from ACSA for the Cape Town International Airport, the data for the George Airport could 

not be obtained. 

Two scenarios are evaluated to allow for growth of the Airport: 

• A low recovery rate of 10% per year in passenger activity which is directly linked to traffic 

volumes. This will result in the airport being at 80% of the 2019 traffic volumes within the 

next five years. This equates to approximately 400 trips. 

• A high recovery rate of double the above. In the next five years, the passenger and traffic 

volumes will then be 20% higher than the pre-Covid volumes. This is approximately 600 trips. 

8.2 TRIP DISTRIBUTION 

Two trip distribution options were investigated as determined by the available road network with 

and without the Western Bypass. Without the Western Bypass, it is assumed that the trip distribution 

will be as follows: 

• 20% to/from George via R102 east 

• 10% to/from Groot-Brak via R102 west 

• 30% to/from Fancourt via R404 north 

• 20% to/from Herold’s Bay via the R404 south 

• 20% to/from the GANEP Area north of the Airport 
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It is assumed that the trip distribution will be as follows once the Western Bypass has been 

constructed: 

• 60% to/from George/Western Bypass via R102 east 

• 10% to/from Groot-Brak via R102 west 

• 10% to/from Herold’s Bay via the Western Bypass 

• 20% to/from the GANEP Area north of the Airport 

The above distributions are illustrated in Figures B4 to B7 in Appendix B. 

9 FUTURE - TOTAL TRAFFIC SCENARIOS 

To allow for a realistic review of possible future traffic conditions within the context of the 

uncertainties of economic growth and airport expansion options, four scenarios were evaluated. 

These scenarios are as follows: 

• Low ACSA and GANEP Trips – without bypass 

• High ACSA and GANEP Trips – without bypass 

• Low ACSA and GANEP Trips – with bypass 

• High ACSA and GANEP Trips – with bypass 

For each scenario the existing traffic volumes were increased with a background growth rate of 3% 

per annum over five years (refer to Section 6.2) plus the estimated ACSA and GANEP trips were added 

to the road network. 

The intersection capacity analyses are discussed in the following paragraphs based on whether the 

Western Bypass is constructed or not. This includes a proposal on phased implementation of any 

possible mitigation measures.  

9.1 Without Western Bypass 

Assuming a low recovery rate of only 10% per year in airport activity, with regional growth resulting 

in general background growth of 3% per year, the following would be required to accommodate the 

full development of the GANEP precinct: 

• The main internal access roads are required to give access to the different portions, 

specifically the public road linking to the R404 at an intersection opposite the main airport 

access.  

• If any development occurs in the southern parts of the precinct, the access road that links to 

the R404 and intersects the R404 opposite the secondary airport access will be required 

unless the internal link roads are constructed to allow access to the intersection opposite the 

main airport access.  

• For full build out of the GANEP, the following will be required: 

o A roundabout/signal at the intersection of R404/R102. The actual type of control at 

this intersection needs to be determined through a specific study since there are 

various view points on what it should be. 
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o A single lane roundabout at the intersection of the R404/Airport Access/GANEP 

access.  

o A stop-controlled intersection at the southern access to the GANEP opposite the 

secondary airport access.  

Refer to Figure B8 and B9 for summaries of the intersection capacity analyses for both the low and 

the high ACSA recovery scenarios. These figures indicate the intersection operations for when the 

whole GANEP has been developed.  

The development of the GANEP will obviously occur in phases and in line with market response. To 

enable a phased roll-out of the above-mentioned infrastructure which are required for the full 

development an analysis was done to determine when what will be required. The following is a 

summary of the phased analysis: 

• Initially both roads into the GANEP which links to the R404 can be built with priority/stop 

control on the side roads at the R404 intersections. Similar to the link from the airport main 

access road. These priority/stop control approaches should function acceptably until 40% of 

the total trips from the proposed lands uses in GANEP has realised. The southbound approach 

to the R404, of the new public roads, should be built with a short right-turn lane and the 

shared through/left turn lane.  

• The intersection of the R102/R404 will continue operate acceptably under its current control 

until 40% of the GANEP has developed (40% of the trips are on the network). Once the 40% 

point is reached, the intersection needs to be upgraded to either a roundabout or a traffic 

signal. These findings are purely from an operational perspective. Given the safety concerns 

as expressed by the public, it is recommended that the responsible road authority address 

these concerns. 

• To accommodate further growth of the GANEP, the control at the R404/Airport Access/Main 

access to precinct be changed to a 4-way stop with dedicated right-turn lanes along three of 

the approaches. The 4-way stop control will operate acceptable until 70% of the trips from 

the GANEP are on the network. Without the Western Bypass, the R404 will still fulfil an 

important mobility function and it is not ideal to place a 4-way stop on a mobility route, 

although there are many other such examples. At the 40% growth point, it may be 

advantageous for the area and specifically as an access to the airport to construct a single 

lane roundabout instead of the 4-way stop. The roundabout will be required anyway to 

accommodate growth beyond the 70% ceiling.  

• The above can be further summarised as follows: 

o Under the low-growth scenario, 40% of the GANEP traffic can be accommodated with 

only the construction of the main access road into the precinct and with stop control 

along the approach from the GANEP where it intersects with the R404 opposite the 

airport access road. 

o With development beyond 40% and up to 70% of the GANEP trips, the R404/Airport 

Access intersection will need to be changed to a 4-way stop with turning lanes along 
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three of the approaches. The intersection of the R102/404 needs to be improved to 

either a roundabout or traffic signal.  

o To go beyond 70% of the GANEP trips, the intersection of the R404/Airport Access 

needs to be upgraded to a single lane roundabout  

Assuming a high recovery rate of 20% per year in airport activity, with regional growth resulting in 

general background growth of 3% per year, the following would apply to the development of the 

GANEP precinct: 

• The main internal access roads are required to give access to the different portions, 

specifically the public road linking to the R404 at the intersection opposite the main airport 

access.  

• If any development occurs in the southern parts of the precinct, the access road that links to 

the R404 and intersects the R404 opposite the secondary airport access will be required 

unless the internal link roads are constructed to allow access to the intersection opposite the 

main airport access.  

• For full build out of the GANEP, the following will be required, similar to the low-growth 

scenario: 

o A roundabout/signal at the intersection of R404/R102. 

o A single lane roundabout at the intersection of the R404/Airport Access/GANEP 

access. 

o A stop-controlled intersection at the southern access to the GANEP opposite the 

secondary airport access.  

• Similar to the low-growth scenario, a phased analysis was done and this is summarised as 

follows:  

o Under the high-growth scenario, 25% of the GANEP traffic can be accommodated with 

only the construction of the main access road into the precinct and with stop control 

along the approach from the GANEP where it intersects with the R404 opposite the 

airport access road. 

o With development beyond 25% and up to 50% of the GANEP trips, the R404/Airport 

Access intersection will need to be changed to a 4-way stop with turning lanes along 

three of the approaches. The intersection of the R102/404 needs to be improved to 

either a roundabout or traffic signal.  

o To go beyond 50% of the GANEP trips, the intersection of the R404/Airport Access 

needs to be upgraded to a single lane roundabout  

9.2 With Western Bypass 

The traffic demand along the R404 will obviously be significantly different if the Western Bypass is 

built. The function of the R404 will change from a mobility function to a pure access function. It is 

also most likely that it will be taken over by the George Municipality as a municipal road. As a local 

access road, control types such as 4-way stops become more agreeable. 
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Refer to Figure B10 and B11s for the intersection capacity analyses for both the low and the high 

airport recovery scenarios. These figures indicate the intersection operations for when the whole 

GANEP has been developed. 

At a minimum, the same conditions and infrastructure requirements as outlined in Section 9.1 will 

apply during the first years before the Western Bypass is constructed. However, if the Western 

Bypass is constructed within the next five years, a 4-way stop at the R404/Airport Access intersection 

will work acceptably for a long time, from an operations perspective. However, from different 

perspectives such as sense of place, visual main access to an airport, etc. a single lane roundabout 

could be more appropriate and preferred.  

Given the extent of the work required to construct the Western Bypass, it is unlikely that the Bypass 

will be fully complete and operational within the next five years, hence the requirements in Section 

9.1 will remain relevant. It is only in the event of exceptional economic recovery with the GANEP 

developing fast and the Airport recovery is fast that the situation can arise in the next five years 

where the ceiling of 25% is reached and a decision needs to be made of whether a single lane 

roundabout is required at the intersection of the R404/Airport Access or should a 4-way stop be 

implemented. If at that point, the construction of the bypass is in process and it is evident that it will 

be completed soon, that the requirement for a roundabout at the R404/Airport Access intersection 

to exceed the 25% ceiling could be waved. 

The need for improvements at the R102/R404 intersection will remain the same as outlined in Section 

9.1 irrespective of the presence of the Western Bypass. 

9.3 Future Scenario Conclusion 

A roundabout or traffic signal is required at the R102/R404 intersection with or without the Western 

Bypass. Even though the phasing indicated that it is not immediately required, it would be beneficial 

to upgrade this intersection immediately due to safety issues at this intersection. 

A 4-way stop control will work acceptably at the R404/Airport Main Access intersection, if the 

Western Bypass is constructed. However, due to this access being at the entrance to the airport, a 

single lane roundabout would be more appropriate. The secondary access will function acceptably as 

a priority control with or without the Western Bypass in place. 
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10 PUBLIC TRANSPORT 

There are three bus routes planned to service the GANEP. This is according to the George Integrated 

Public Transport Network (GIPTN). These bus routes are from: 

• George CBD to Herold’s Bay via the R102 and R404. 

• George CBD to the Airport and Mossel Bay via the R102, R404 and the N2. 

• George CBD along the R102 to the Sinksabrug area and the Mossel Bay. 

Provision therefore needs to be made for bus facilities along the R102 and the R404. Six bus 

embayment are proposed within the vicinity of the GANEP. Two embayments are proposed along 

the R102, downstream of the R102/R404 on both sides of the R102. Four embayments are proposed 

along the R404, downstream of both R404/Airport Access/GANEP Access and the R404/Secondary 

Access on both sides of the R404. 

With public transport (PT) embayments along the R404, PT passengers will be able to access the 

GANEP although they will have to walk distances varying between 500m and 800m depending on 

where they want to be within the precinct. The George CBD to the Airport is a direct route to and 

from the airport. This bus will enter the George Airport at the main access of the R404 to drop-off 

and pick-up passengers.  

In summary, it is necessary to provide PT facilities along both the R102 and R404. Based on the 

walking distances and the proposed internal roads within the GANEP, a bus service through the 

GANEP will be beneficial as this will allow for shorter walking distances. This service will however be 

dependent on the development of both accesses into the precinct. At a minimum, PT passengers will 

have to walk into the area, which could be improved by adding minibus taxi feeders in the precinct. 

However, this has not been considered in detail and the demand for such feeder services could be 

low and infeasible. 

11 NON-MOTORISED TRANSPORT 

There are currently no sidewalks along the R404. The GANEP Roads Master Plan (ITS, 2019) proposed 

a change to the Class 3 dual carriageway cross section to increase the sidewalk size from 1.5m to 2m. 

However, this dual carriageway will not be required in the near future. Therefore, it is proposed that 

a 2m sidewalk be constructed from the proposed bus embayment along the R404 linking with the 

sidewalks along the internal roads of the GANEP. 

12 PARKING 

All GANEP parking must be implemented on-site. The parking bays to be provided by the various 

portions must be according to the George Municipal standards. 
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13 LONG TERM ROAD RESERVE OF R404 

The Road Master Plan (ITS, 2019) recommended that the road reserve width of the R404 be increased 

from 25m to a 32m road, between KM 9.2 and KM 9.9. This is to allow for a dual carriageway with an 

increased sidewalk width of 2m. 

A letter was obtained from the WCG dated 4 May 2021 regarding the EIA application for the proposed 

upgrade and widening of the R404 (WCG, 2021). The preferred alternative as stated in the above-

mentioned letter is as follows: 

“The preferred alternative entails the clearance of more than 300m2 of 

endangered garden route granite fynbos vegetation, as well as the infilling and 

dredging of a watercourse in order to upgrade the R404. The intersection of the 

R404 and the R102 required upgrade to either a roundabout OR a traffic signal. 

This EA is for either option A or B: 

• Option A: 25m Road Reserve & Roundabout at R404/R102 intersection 

• Option B: 32m road reserve widened to each side & traffic signal at 

R404/R102 intersection” 

Due to a single lane roundabout being proposed at the R404/Airport Main Access it is proposed that 

option A be implemented. This will allow for single lane roundabouts to be constructed on both ends 

of the R404. For future flexibility it will be prudent that the road reserve be 32 meters. Provision can 

be made for a narrow median along the R404 until the R102 intersection decision has been finalised. 
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14 COST APPORTIONMENT 

As part of the Roads Master Plan for the GANEP, a simplified high-level model was developed for the 

apportionment of capital costs for the development of the required road infrastructure. This model 

was updated as part of this study since more detailed land use information has now become available 

and more detail is available regarding the required road infrastructure and specifically the following: 

• Dualling of R404 between the Airport Main and Secondary Access may no longer be required 

due to the Western Bypass. 

• An internal GANEP ring road which would link the primary and secondary accesses. 

• The proposed roundabout at the R404/Secondary Access may no longer be required due to 

the Western Bypass. 

• Two internal roundabouts as proposed in the SDP’s. 

Figure E1 in Appendix E indicates the different landowners that will need to contribute to the 

different roads and intersections.  

14.1 Cost Estimate of the Roads  

A high-level construction cost estimate was prepared for the roads and intersections and is 

summarised in Table 2. This estimate was based on a unit-cost per area of the road construction. The 

intersections and roads included in the cost estimate are illustrated on Figure E1 in Appendix E. 

Table 2: Construction Cost Estimate 

Construction Cost Estimate  

Intersection Length (m) Width (m) Area (sqm) Rate (R/sqm) Total 

Road A  250 17 4250 R1 500 R6 375 000 

Road B  300 10 3000 R1 500 R4 500 000 

Road C  300 10 3000 R1 500 R4 500 000 

Roundabout/Traffic Signal 1      4500 R1 500 R6 750 000 

Roundabout 2     4500 R1 500 R6 750 000 

Roundabout 3     3000 R1 500 R4 500 000 

Roundabout 4     3000 R1 500 R4 500 000 

Total         R37 875 000 

 

14.2 Cost Apportionment 

The cost apportionment for the road infrastructure was calculated by dividing the total estimated 

construction costs of the required infrastructure by the total number of expected development trips 

during the critical peak periods. The critical peak being the hour in which the development as a 

collective generates the most trips. 

Estimated infrastructure cost included in apportionment:  R 37 875 000 

Estimated number of peak hour trips:    1 782 trips 

Capital Contribution per peak hour trip:     R21 254 
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15 SUMMARY AND RECOMMENDATIONS 

15.1 Summary 

The findings of the study can be summarised as follows: 

• The GANEP consists of eight properties, each with certain land use rights and proposed 

development plans. 

• The GANEP will develop with land uses such as light industrial, service industry, restaurants, 

and a filling station.  

• For the existing scenario, all the intersections are operating acceptably with no capacity 

conditions being experienced. Although safety concerns at the intersection of the R102/R404 

have been raised by the public. 

• The Western Bypass could be constructed within the next five years. 

• An average growth rate of 3% per annum was applied to the existing traffic volumes over a 

five-year horizon period to determine the background traffic volumes.  

• No capacity constraints will be experienced under the expected background traffic demand 

scenarios. However, from a safety perspective there is a need for improvements at the 

R102/R404 intersection. 

• Access is proposed via the R404/Airport Main Access intersection.  

• The access road will be situated on the property boundary of Portion 4, serving as a direct 

access to both adjacent erven. 

• A total of 905 trips could be generated by the GANEP during the a.m. peak hour and 877 trips 

could be generated during the p.m. peak hour. 

• The George Airport traffic volumes have decrease from 500 trips pre-Covid to 250 trips during 

the peak hours of the day. It is expected that these volumes will recover during the next few 

years, depending on the travel restrictions and the economic growth. 

• Two growth scenarios were analysed for the George Airport: 

o A low recovery rate of 10% per year. This will lead to the airport being at 80% in five 

years’ time of where it was in 2019. This is approximately a total of 400 trips in/out 

during the peak traffic hours. 

o A high recovery rate of double the above. The traffic to/from the airport will then be 

20% higher in 5-years’ time than what it was pre-Covid. This amounts to approximately 

600 peak hour trips. 

• For the ultimate scenario all the intersections will operate acceptably, once the 

recommended upgrades are in place. This is with or without the Western Bypass in place. 

• A 4-way stop control will work acceptably at the R404/Airport Main Access intersection, if the 

Western Bypass is constructed. However, due to this access being at the entrance to the 

airport, a single lane roundabout would be more appropriate.  

• A roundabout or traffic signal is required at the R102/R404 intersection with or without the 

Western Bypass. Even though the phasing indicated that it is not immediately required, it 
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would be beneficial to upgrade this intersection immediately due to safety issues at this 

intersection. 

• Six bus embayment are proposed within the vicinity of the GANEP. Two embayments are 

proposed along the R102, downstream of the R102/R404 on both sides of the R102. Four 

embayments are proposed along the R404, downstream of both R404/Airport Access/GANEP 

Access and the R404/Secondary Access on both sides of the R404. 

• It is proposed that a 2m wide sidewalk be constructed from the proposed bus embayment 

along the R404 linking with the sidewalks along the internal roads of the GANEP. 

• All on-site parking must be according to the George Municipal Standards. 

15.2 Recommendations  

It is recommended that the proposed development of the GANEP be approved by the relevant 

authorities under the following conditions:  

• The main access road be constructed with stop control at the intersection of the R404/Airport 

Access Road and that the total trips out of GANEP be capped at 25% unless the recovery of 

the airport is slow and the general growth in background traffic is low due to slow economic 

recovery. Then the ceiling can be raised to 40%. This will have to be confirmed with an 

updated traffic study. 

• To develop beyond the ceiling of 25% or 40% trips (Depending on Airport Recovery) will 

require the following: 

o A roundabout/traffic signal at the R102/R404 intersection. 

o At a minimum, 4-way stop control at the intersection of the R404/Airport Access if the 

Western Bypass is built or imminent. 

o A single lane roundabout at the intersection of the R404/Airport Access. 

• The requirements related to PT, NMT and parking is adhered to. 

• That the road reserve requirements of an increase to 32m along the R404 be implemented. 

• That a capital contribution of R21 254 per peak hour trip be used to apportion the costs of 

the required bulk road infrastructure in and around the precinct. 
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FIGURE: NUMBER:PROJECT:

B62026 AM & PM: TRIP GENERATION 
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FIGURE: NUMBER:PROJECT:

B82026 AM & PM: TOTAL SCENARIO 
(WITHOUT WESTERN BYPASS: LOW ACSA  AND GANEP)
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Road Planning Figures
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Appendix D 

Trip Generation Table



Retail Factors A B

Rate In Out Pass-by Diverted Peak Hour 6 3500 6.68

Warehousing COTO 150 35 262 m2 0.50 60% 40% 0% 0% Pass by 1.95 48000 2.94
Filling Station Convenience Store COTO 820 200 m2 4.01 65% 35% 0% 0%

Service Industry COTO 110 13 460 m2 0.90 75% 25% 0% 0% Rate

Family Restaurant (sit‐down) COTO 932 500 m2 Retail

Fast Food COTO 933 385 m2 45.00 55% 45% 0% 0% AM 0.6

2 Service Industry COTO 110 5 634 m2 0.90 75% 25% 0% 0% PM 3.4

3‐8 Light Industrial COTO 140 26 816 m2 0.60 80% 20% 0% 0% Pass by 13%

Portion 139 Warehousing COTO 150 30 761 m2 0.50 60% 40% 0% 0%

Portion 34 Light Industrial COTO 140 26 643 m2 0.60 80% 20% 0% 0%

Warehousing COTO 150 35 262 m2 0.50 45% 55% 0% 0%
Filling Station Convenience Store COTO 820 200 m2 22.70 50% 50% 38% 29%

Service Industry COTO 110 13 460 m2 0.90 25% 75% 0% 0%
Family Restaurant (sit‐down) COTO 932 500 m2 8.00 65% 35% 38% 23%
Fast Food COTO 933 385 m2 50.00 55% 45% 52% 25%

2 Service Industry COTO 110 5 634 m2 0.90 25% 75% 0% 0%

3‐8 Light Industrial COTO 140 26 816 m2 0.60 20% 80% 0% 0%

Portion 139 Warehousing COTO 150 30 761 m2 0.50 45% 55% 0% 0%

Portion 34 Light Industrial COTO 140 26 643 m2 0.60 20% 80% 0% 0%

In Out Total In Out Total

Warehousing 106 71 177 79 97 176
Filling Station Convenience Store 5 3 8 23 23 46

Service Industry 91 30 121 30 91 121

Family Restaurant (sit‐down) 0 0 0 26 14 40

Fast Food 95 78 173 106 87 193

2 Service Industry 38 13 51 13 38 51

3‐8 Light Industrial 129 32 161 32 129 161

Portion 139 Warehousing 92 62 154 69 85 154

Portion 34 Light Industrial 128 32 160 32 128 160
Total Driveway Trips 684 321 1005 410 692 1102

Pass‐by Trips
Warehousing 0 0 0 0 0 0 Filling Station Trips Along R404 Capture Rate In  Out Total
Filling Station Convenience Store 0 0 0 4 4 8 AM 320 4% 13 13 26

Service Industry 0 0 0 0 0 0 PM 320 4% 13 13 26

Family Restaurant (sit‐down) 0 0 0 5 3 7

Fast Food 0 0 0 27 22 48

2 Service Industry 0 0 0 0 0 0

3‐8 Light Industrial 0 0 0 0 0 0

Portion 139 Warehousing 0 0 0 0 0 0

Portion 34 Light Industrial 0 0 0 0 0 0
Total Pass‐by Trips 0 0 0 36 28 64

Warehousing 0 0 0 0 0 0
Filling Station Convenience Store 0 0 0 6 6 12

Service Industry 0 0 0 0 0 0

Family Restaurant (sit‐down) 0 0 0 5 3 8

Fast Food 0 0 0 24 20 44

2 Service Industry 0 0 0 0 0 0

3‐8 Light Industrial 0 0 0 0 0 0

Portion 139 Warehousing 0 0 0 0 0 0

Portion 34 Light Industrial 0 0 0 0 0 0
Total Diverted Trips 0 0 0 35 29 64

Warehousing 106 71 177 79 97 176
Filling Station Convenience Store 5 3 8 13 13 25

Service Industry 91 30 121 30 91 121

Family Restaurant (sit‐down) 0 0 0 16 9 24

Fast Food 95 78 173 56 46 101

2 Service Industry 38 13 51 13 38 51

3‐8 Light Industrial 129 32 161 32 129 161

Portion 139 Warehousing 92 62 154 69 85 154

Portion 34 Light Industrial 128 32 160 32 128 160
GRAND TOTAL 684 321 1005 339 635 974

68% 32% 35% 65%

616 289 905 305 571 877

Warehousing 95 64 159 71 87 158
Filling Station Convenience Store 5 3 7 11 11 23

Service Industry 82 27 109 27 82 109

Family Restaurant (sit‐down) 0 0 0 14 8 22

Fast Food 86 70 156 50 41 91

2 Service Industry 34 12 46 12 34 46

3‐8 Light Industrial 116 29 145 29 116 145

Portion 139 Warehousing 83 56 139 62 77 139

Portion 34 Light Industrial 115 29 144 29 115 144
GRAND TOTAL 616 289 905 305 571 877

Internal Trips

TOTAL TRIPS (After 10% Internal Trips deducted)

Portion 4

Portion 130 

‐ 132

1

TOTAL TRIPS (Inc. Internal Trips)

Portion 4

Portion 130 

‐ 132

1

Portion 130 

‐ 132

1

Portion 4

Portion 130 

‐ 132

1

Pass-by

Portion 4

Portion 130 

‐ 132

1

Diverted

Portion 4

Portion 4

Portion 130 

‐ 132

1

DRIVEWAY TRIPS

Ervens
Internal 
Portions

Land Use
Weekday AM Peak Hour Weekday PM Peak Hour

Weekday PM Peak Hour

Ervens
Internal 
Portions

Land Use Source
Size/

Volume 
(GLA)

Units
Weekday AM Peak Hour

Portion 4
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Appendix E 
Cost Apportionment 
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1. INTRODUCTION  

 

NewUrban Architects and Urban designers were appointed by Michael Elston to do a high-level Visual Impact Assessment (VIA) as 

a requirement for the Environmental Impact Assessment (EIA). This VIA is done according to the Guideline for Involving Visual and 

Aesthetic Specialists in EIA Processes (Edition 1) as compiled by the Provincial Government the Western Cape Department of 

Environmental Affairs and Development Planning dated June 2004. 

 

The project falls within in the George Municipality and the property under discussion is located opposite to the George Airport, on 

portion 130,131 & 132 of farm 208. The urban design vision prepared NEWURBAN Architects & Urban Designers was done for the 

full Airport support zone. The VIA is site specific and is compiled taking into consideration a Category 4 development which entails 

a possible high visual impact according to the Guideline for Involving Visual and Aesthetic Specialists in EIA Processes.  

 

The outcome of the visual impact of the Category 4 development relates to the type of environment and is assessed in the study. 

 

2. SCOPE OF PROJECT 

 

The high-level VIA should form an integral part of the EIA and Township Application. Comments and objections that were received 

through the EIA process should also be addressed if it relates to be Visual impact. No direct comments regarding the Visual Impact 

were submitted during the EIA process. 

 

The scope of work included in this Visual Impact Assessment: 

• Criteria used in the assessment of the affected area 

• Description of the proposed project and receiving environment. 

• Determine of the Area affected by the development. 

• Propose possible Mitigating Measures 

• Viewpoints of 3D model 

 

The overall objective of the Visual Impact Assessment (VIA) is to assess the significance of the visual impact that will be caused by 

the proposed development. 

 

The VIA should be read in conjunction with: 

• Proposed EIA (Basic Assessment process will be followed)  

• Gwayang Local Spatial Development Framework (2015) 

• Portion 130, 131 & 132 of the farm Gwayang no 208, division George, George municipality application for subdivision & 
rezoning. 

• VIA of Portion 4 of the farm Gwayang no 208 

• VIA of Portion 139 of the farm Gwayang no 208 
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Delimitation of scope of work. 

• Monitoring programmes and urban design guidelines 

• Impact of potential night lighting  

 

3. METHODOLOGY & APPROACH  

 

This VIA is done according to the Guideline for Involving Visual and Aesthetic Specialists in EIA Processes (Edition 1) as compiled 

by the Provincial Government the Western Cape department of environmental affairs and development planning. The following 

sequence was employed in this Visual Assessment Report: 

 

The desktop survey made use of various aerial photographs. These were used to identify landforms and landscape patterns, as 

well as to determine the view shed of the area. The view shed for the development based on the maximum height of 2 storeys 

based on an 8m high impact. 

 

In order to model the decreasing visual impact of the development, concentric diameter zones with distance of 1km to 5km from 

the proposed site were superimposed on the view shed to determine the level of visual exposure. The closest zone to the proposed 

development indicates the area of most significant impact, and the zone 2 - 5km indicates the area of least impact. 

 

A photographic survey of the site and surrounding areas was conducted which determine the visibility of the proposed 

development. 

 

Potential visual impacts were identified using standard criteria such as geographic view shed and viewing distance, as well as 

qualitative criteria such as importance to surrounding land users and compatibility with the existing landscape. 

 

Possible mitigation measures were identified. 

 

4. ASSESSMENT CRITERIA 

 

The below assessment criteria will be used to assess the relevant viewpoints relating to the proposed developments. The 

assessment criteria are used to identify the overall visual impact the development will have on the existing environment. 

 

VIEWPOINTS AND VIEW CORRIDORS 

Viewpoints have been selected based on prominent viewing positions in the area. The selected viewpoints and view corridors are 

used as a basis for determining potential visual ability and visual impacts of the proposed development activities. 8 viewpoints were 

identified based on sensitivity and visual impact of the area. 

 

VISUAL EXPOSURE 

Visual exposure is based on distance from the project to selected viewpoints. Visual exposure or visual impact tends to diminish 

exponentially with distance. The visibility or visual exposure of any structure or activity is the point of departure for the visual impact 
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assessment. It stands to reason that if the proposed development activities and associated infrastructure were not visible, no visual 

impact would occur. Visual exposure is determined by the view shed or the view catchment being the area within which the 

proposed development will be visible. 

 

 

VISUAL SENSITIVITY 

Visual sensitivity can be determined by several factors together such as prominent topographic or 

other scenic features, including: 

• High points, ridges and spurs (visible from a greater distance and determines the horizon effects); 

• Steep slopes (tends to be more prominent and visible from a distance); 

 

LANDSCAPE INTEGRITY 

Landscape integrity is represented by the following visual qualities, which enhance the visual and 

aesthetic experience of the area: 

• Intactness of the natural and cultural landscape; 

• Lack of visual intrusions or incompatible structures; 

• Presence of a ‘sense of place’. 

 

VISUAL ABSORPTION CAPACITY (VAC) 

The ability of elements of the landscape to “absorb” or mitigate the visibility of an element in the landscape. Visual absorption 

capacity is based on factors such as vegetation height (the greater the height of vegetation, the higher the absorption capacity), 

structures (the larger and higher the intervening structures, the higher the absorption capacity) and topographical variation (rolling 

topography presents opportunities to hide elements in the landscape and therefore increases the absorption capacity). 
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5. DESCRIPTION OF THE AFFECTED AREA 

 

This section of the report provides a description of the current status of the environment. This provides a baseline context for 

assessment of the proposed development.  

 

SITE LOCATION & DESCRIPTION 

 

The location of the site (Portion 130,131 & 132 of The Farm Gwayang no 208 AIRPORT SUPPORT ZONE) is opposite the George 
Airport with the R404 running to the east of the site and the R102 to the north of the site. The airport is situated to the south west 
with a quarry to the south east of the proposed development. Access to the site from George is either via the N2 or the R102 
connecting via the R404. The GPS co-ordinates for the centre of the proposed development are 33°59'48.4"S   22°22'56.8"E. 
 
 

 

 

 

Figure 1:Macro Locality Plan indicating 2,5km radius from the site. 
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Figure 2:Mirco Locality Plan of Portion 130,131 & 132, The Farm Gwayang no 208 

 

 

Figure 3: Aerial image of Portion 130,131 & 132, of Farm The Farm Gwayang no 208 

 

 

 

Portion 130,131 &132 

George CBD 

Portion 130,131 & 132 

George Airport 

5 Km Diameter 
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Figure 4: Cadastral layout of Portion 130,131 & 132, The Farm Gwayang no 208 
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SURROUNDING AREA 

The airport is the most prominent structure in the immediate area occupying a large portion of the land viewed for the R102 

(Below). From other approaches the quarry is out of sight due to the high density of trees around surrounding it as well as the 

approach being lower than the quarry. The outlying areas beyond the 1km radius from the proposed site are primarily farmlands. 

 

View of the proposed site from the C/O R102 and R404 traveling form the west (Towards George Airport).  

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
View of Portions 130,131 & 132 at the T intersection when leaving the airport entrance on the R404. 

 

Portion 130,131 & 132 

R404 

R102 

Portion 130,131 & 132 
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View of the proposed site from the intersection of George Airport entrance and R404. Tree line interface is prominent across the 

R404.  

 

 

View travelling west along R102 traveling towards the airport. The airport tower can be seen in the distance. 

 

Portion 130,131 & 132 

Portion 130,131 & 132 

George Airport Tower 

Portion 130,131 & 132 
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View from the R102. Looking toward the George airport.  

 

 

View of Portions 130,131 & 132 just before the R102 & R404 intersection. The airport tower and car rental buildings are visible in 

the landscape. 

 

Airport 

Portion 130,131 & 132 

Airport Radio tower 
Car rental buildings 

Portion 130,131 & 132 

Portion 139 

Airport Tower 
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View from the R102 of the existing structure on portion 139 (10m Height) next to Portion 130,131 & 132. 

 

 

 

 

 

 

  

Existing structure 

Portion 130,131 & 132 is behind and 
35m to the west of the structure 

Portion 130,131 & 132 

Existing structure 
on portion139 

George Airport 



13 
VIA for Portion 130, 131 & 132 of the farm Gwayang no 208, division George 

TOPOGRAPHY 

An overview of the topography of the area noting the proposed site is in a similar level to the airport with low lying valleys to the 

south and south east of the site. The topography to the north increases in height above sea level while to the south drop in height 

toward the ocean. This plays a specific role in the view sheds and visibility of the proposed development. 

According to Marike Vreken Urban and Environmental Planners, a 5m Contour Plan and Slope (Degree) Plan indicates that the 

topography is very flat and slope of 0-5 degree covers the proposed development area.  

 

 

LAND COVER 

Land cover varies in the immediate area. The airport contributes to a large area of disturbed land cover with the quarry also 

contributing to the disturbed natural landscape. Farmlands are the consistent land cover north of the R102 and again south of the 

N2.  

POSITION OF PROPOSED 
DEVELOPMENT 
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For the purpose of this assessment, land cover is categorised into classes that represent natural habitat and land use categories 

that contribute to habitat degradation. Areas that are characterised by high levels of transformation and habitat degradation are 

generally accepted as being suitable for development purposes as it is unlikely that the development will further affect the 

biodiversity attributes of sensitivities. Conversely, areas that are characterised by extensive untransformed and pristine habitat are 

generally not regarded suitable options for development purposes. There are currently no CBAs identified on the site in terms of 

the Garden Route BSP. However, the drainage area is part of an ESA.  

 

The area comprises of extensive transformed habitat that resulted from agriculture, airport development and landing strip and the 

nearby quarry. The landcover on the area of the proposed development is Improved Grassland, the property is currently used for 

grazing purposes. The Crop Census (2013) illustrate that property consist of planted pastures (Lucerne). (Vreken.M, August 2018)  

 

Portion 130,131 & 132 
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SENSE OF PLACE 

The airport occupies a large land portion east of the proposed site and form part of the cultural landscape. The airport has a control 

tower that forms a landmark and is highly visible when approaching form any direction on the R404 and R102.  

Farmland and disturbed landscape 

 

PROPOSED DEVELOPMENT 

The proposed site and development are positioned to the east of the existing airport and will form an extension of the existing 

airport. With the R102 to the north, R404 to the west, existing quarry & natural scenic linkage to the south and a proposed future 

road to the East of the site, the development is contained within these infrastructures and natural elements.  

The proposed development vision as done by NewUrban Architects and Urban Designers considers height and storey restrictions 

of 2 storeys for light industrial and office use. 

 

 

 

The proposed site falls within the airport support zone in the spatial development framework as seen below. 

 

 

 

 

 

Portion 130,131 & 132 
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The below images shows the proposed development highlighted within the landscape.  

 

 

 

 

 

 

Proposed Light Industrial Development on Portion 130,131 & 132 of Farm 208. 

R102 Highway 

4/208 

139/208 

84/208 

Cadastral layout of Portion 130,131 & 132 of The Farm Gwayang no 208 
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Previous VIA 
Submission 

Portion 4 

Town planning submission plan of Portion 130,131 & 132 , The  Farm Gwayang no 208 indicating the entire 
development. 

Previous VIA 
Submission 
Portion 139 

Previous VIA 
Submission 

Portion 130,131 & 132 
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Satellite image of the Proposed development on Portion 130,131 & 132 of Farm 208, expanding on the Airport support zone. 

3D View of the Proposed Development on Portion 130,131 & 132 of Farm 208 with George CBD in the background, the ocean 
to the right and the George Airport to the right. 

N2  
SITE  

George Airport 

George CBD 
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3D View of the Proposed Development on Portion 130,131 & 132 of Farm 208, View from the West. 

George 
Airport 

SITE  

3D View of the Proposed Development on Portion 130,131 & 132 of Farm 208. View from the East. 

George 
Airport 

Portion 139 

SITE  

Portion 4 
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The below image indicates the vision of the proposed entrance to the development across from the existing airport entrance as per 

previously submitted VIA for Portion 4 of The Farm Gwayang no 208 

 

 

The below image indicates the vision of the proposed gateway and traffic circle at the existing airport entrance as per previously 

submitted VIA for Portion 4 of The Farm Gwayang no 208. 
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The below image shows the proposed total development vision of the airport support zone indicating Portion 130,131 & 132.  As 

per previously submitted VIA for Portion 4 of The Farm Gwayang no 208 

 

 

  

Portion 
130,131 & 132 

Portion 4 

George Airport 

Portion 139 
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6. VIEW SHED & VISIBILITY STUDY 

 

EXPOSURE ZONES 

The exposure zones of the zones have been defined below and take into consideration distance only. Exposure zones form part of 

the visual exposure assessment below.   

• <1 km (high) 

• 1 - 2 km (moderate - high) 

• 2 - 5 km (low - negligible). (Excluded form high-level assessment) 

Viewpoints within the zones have been identified along primary approaches to the site and are identified in the assessment. 

 

 

 

VIEW SHED VISIBILITY 

The proposed site is considered as a baseline for the assessment. The viewsheds and visibility are taken at levels relative to the 

specific site and highlighted within the different exposure zones. Areas highlighted in yellow below are either at the same level as 

the site or higher in elevation. The viewshed does not take into consideration manipulated landscapes, existing building and trees. 

The elements will be considering as part of the VAC and Visual Exposure assessments. 



23 
VIA for Portion 130, 131 & 132 of the farm Gwayang no 208, division George 

 

 

The viewshed visibility for the theoretical impact of the proposed development is based on an 8m high structure. The development 

would be visible from a larger area within the immediate surroundings compared to an undeveloped site, not taking into account 

trees, existing structures or buildings or any other artificial landform such as berms, dams etc. The largest area of influence is north 

of the site due to the rising topography. 
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7. VISUAL IMPACT ASSESSMENT 

 

It is expected that the development will be a Category 4 development which entails a possible high visual impact according to the 

Guideline for Involving Visual and Aesthetic Specialists in EIA Processes (Edition 1) in the immediate surroundings. 

Category 4 developments are expressed as; medium density residential development, sports facilities, small-scale commercial 

facilities / office parks, one-stop petrol stations, light industry, medium-scale infrastructure. 

The development forms an extension of the existing airport within the airport support zone and should not be taken in isolation as a 

standalone development as described in the guideline. 

 

VISUAL EXPOSURE 

The level of visual exposure takes into consideration the distance at which the development is viewed from, visibility items of the 

viewsheds and any existing obstructions such as trees or existing development. 

• High exposure – fully exposed  

• Moderate exposure – partially exposed  

• Low exposure – little to no exposure 

 

 

VISUAL SENSITIVITY 

The visibility of sites is determined by a combination of topography, landform, vegetation cover, settlement pattern and special 

features and existing development. 

• High visual sensitivity – highly visible and potential sensitive areas in the landscape 

• Moderate visual sensitivity – moderately visible in the landscape 

• Low visual sensitivity – minimal visible in the landscape 

 

LANDSCAPE INTEGRITY 

Landscape integrity is represented by the following visual qualities, which enhance the visual and 

aesthetic experience of the area: 

• High landscape integrity – Intact natural and cultural landscape with no visual intrusions or incompatible structures.  

• Moderate landscape integrity – Intact natural or cultural landscape with minimal visual intrusions or incompatible 

structures.  

• Low landscape integrity – Disturbed natural and cultural landscape with visual intrusions or incompatible structures.  

 

VISUAL ABSORPTION CAPACITY  

The ability of elements of the landscape to “absorb” or mitigate the visibility of an element in the landscape. 

 

• High VAC – effective screening by topography and vegetation and existing structures. 

• Moderate VAC - partial screening by topography and vegetation and existing structures. 

• Low VAC - little or no screening by topography or vegetation and existing structures. 
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Viewpoint 1A is taking along the R404 at 500m 

approaching the site from the north. 

 

VIEWPOINTS 

Viewpoint 1A   

   

  

 

 

 

 

 

 

VISUAL EXPOSURE VISUAL SENSITIVITY LANDSCAPE INTEGRITY VISUAL ABSORPTION CAPACITY 

HIGH MODERATE MODERATE LOW 

The site is highly exposed at 

this point due to the proximity 

and elevation of the 

viewpoint. 

 

moderately visible in the 

landscape, not within 

sensitive area. 

The natural landscape is not 

considered intact. 

little or no screening by topography 

or vegetation and existing 

structures. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Portion 
130-132 
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Viewpoint 1B is taking along the R404 at 1000m 

approaching the site from the north. 

 

Viewpoint 1B 

   

 

 

 

 

 

 

VISUAL EXPOSURE VISUAL SENSITIVITY LANDSCAPE INTEGRITY VISUAL ABSORPTION CAPACITY 

MODERATE MODERATE MODERATE MODERATE 

The site is exposed at this 

point due to the elevation, 

however minimum exposed 

due to the distance 

 

moderately visible in the 

landscape, not within 

sensitive area. 

The natural landscape is not 

considered intact. 

partial screening by topography and 

vegetation and existing structures. 

 

 

 

 

 

 

 

 

 

  

Portion 
130-132 
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Viewpoint 2A is taking along the R102 at 500m 

approaching from the east.  

 

Viewpoint 2A 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

VISUAL EXPOSURE VISUAL SENSITIVITY LANDSCAPE INTEGRITY VISUAL ABSORPTION CAPACITY 

HIGH MODERATE MODERATE LOW 

The site is exposed due to 

the proximity of the viewpoint. 

moderately visible in the 

landscape, not within 

sensitive area. 

The natural landscape is not 

considered intact. Airport is 

visible from the viewpoint/ 

Little screening by topography and 

vegetation or existing structures. 

The future proposed road would 

screen the development from the 

viewpoint. 
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Viewpoint 2B is taking along the R102 at 1000m 

approaching from the east.  

 

Viewpoint 2B       

  

 

 

 

 

 

 

 

 

 

 

 

 

 

VISUAL EXPOSURE VISUAL SENSITIVITY LANDSCAPE INTEGRITY VISUAL ABSORPTION CAPACITY 

MODERATE MODERATE MODERATE MODERATE 

The site is moderately visible 

in the landscape du to the 

proximity for the viewpoint. 

 

Moderately visible in the 

landscape, not within 

sensitive area. 

The natural landscape is not 

considered intact. 

Predominantly grasslands 

and agriculture. 

Partial screening by topography 

and vegetation and existing 

structures. 
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130-132 
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Viewpoint 3A is taking along the R404 at 500m 

approaching from the south.  

 

Viewpoint 3A 

   

 

 

 

 

 

 

VISUAL EXPOSURE VISUAL SENSITIVITY LANDSCAPE INTEGRITY VISUAL ABSORPTION CAPACITY 

LOW LOW LOW HIGH 

industrial or degraded areas 

prominent if the form of 

airport and quarry. 

 

Minimally visible in the 

landscape 

Disturbed natural and 

cultural landscape with 

visual intrusions or 

incompatible structures. 

Effective screening by topography 

and vegetation and existing 

structures. 
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Viewpoint 3B is taking along the R404 at 1000m 

approaching from the south.  

Viewpoint 3B  

  

 

 

 

 

 

 

VISUAL EXPOSURE VISUAL SENSITIVITY LANDSCAPE INTEGRITY VISUAL ABSORPTION CAPACITY 

LOW LOW LOW HIGH 

Exposure of the site is low 

due to the proximity of the 

viewpoint, with degraded 

areas prominent with the 

landing strip in view. 

 

minimally visible in the 

landscape 

Disturbed natural and 

cultural landscape with 

visual intrusions or 

incompatible structures. 

Effective screening by topography 

and vegetation and existing 

structures. 
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Viewpoint 4A is taking along the R102 at 500m 

approaching the site from the west  

Viewpoint 4A  

   

 

 

 

 

 

 

VISUAL EXPOSURE VISUAL SENSITIVITY LANDSCAPE INTEGRITY VISUAL ABSORPTION CAPACITY 

HIGH MODERATE LOW LOW 

The site is exposed due to 

the proximity of the viewpoint. 

moderately visible in the 

landscape, not within 

sensitive area. 

Disturbed natural and 

cultural landscape with 

visual intrusions or 

incompatible structures. 

Little screening by topography and 

vegetation or existing structures. 

The future proposed road would 

screen the development from the 

viewpoint. 
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Viewpoint 4B is taking along the R102 at 1000m 

approaching the site from the west  

Viewpoint 4B 

  

 

 

 

 

 

 

VISUAL EXPOSURE VISUAL SENSITIVITY LANDSCAPE INTEGRITY VISUAL ABSORPTION CAPACITY 

LOW LOW LOW HIGH 

Exposure of the site is low 

due to the proximity of the 

viewpoint, with existing 

development obstructing the 

site line. 

 

Minimally visible in the 

landscape, not within 

sensitive area. 

Disturbed natural and 

cultural landscape with 

visual intrusions or 

incompatible structures. 

Effective screening by topography 

and vegetation and existing 

structures. 

 

 

The visual exposure from viewpoints within 500m from the site are relatively high. It is however predominantly the case when viewing 

the site from the north due to the increase in elevation from the site. Overall, the visual exposure is moderate to low due to the 

capacity of the environment to absorb the visual impact of the development.  

 

Visual sensitivity and landscape integrity are consistently moderate to low due to the surrounding environment being disrupted by 

the airport which can be seen from most of the viewpoints as well as the quarry being visible from the eastern approach on the R102 

and southern approach on the R404.  

 

Due to the underlying topography, existing trees and development, the environment has a moderately high capacity to absorb the 

visual impact of the development. 

Based on the assessment of the viewpoints, taking into consideration the assessment criteria it is clear that the environment as 

defined by Guideline for Involving Visual and Aesthetic Specialists in EIA Processes (Edition 1) in the table below, is an area or 

route of low scenic, cultural, historical significance and is disturbed. Therefore, based on a category 4 development, a 

moderate visual impact can be expected. Degraded/wasteland areas such as the quarry may reduce the impact further. 

 

Portion 
130-132 
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Table below refers to the categorisation of issues to be address in the assessment. The mitigating measures are based on the 

moderate visual impact. 
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8. MITIGATING MEASURES 

 

Mitigating measures have the potential to manage and reduce the impact of the development on the surrounding environment. Due 

to the moderate outcome of the impact the mitigation measures are more prevalent for close distance mitigation. The types of 

mitigation measures that should be considered are: 

 

MATERIALITY 

Material selection should be considered as part of any design in order to ensure the proposed buildings/structures are in harmony 

with the surrounds as far as possible. Natural materials can be used to identify with the local landscape. Signage needs to be done 

with care on the R102 and R404 road. 

 

COLOUR 

Colour selection should be sensitive to the environment and cultural landscape. Preferably dark green, dark grey and dark brown 

walls but roof can be white for sustainability purposes. The development should also avoid the use of reflective surfaces in the 

design. 

 

BULK & BUILDING FORM  

The scale, bulk and building form can be used to articulate the buildings in order to mitigate or reduce the impact of the specific 

industrial typology.  

 

HEIGHT & SCALE 

The height and scale of the buildings should be minimised where possible, this will reduce the overall impact of the development 

from the surrounding environment. The 8m height should be mitigated by use of setbacks and screens to reduce the scale of the 

buildings. Larger buildings should be placed central to the development and step down towards the street edges (R102 & R404). 

 

SCREENING  

Screening through the planting of indigenous trees should be a priority. Addition of screens where landscape elements are not 

possible should be used to screen off any unsightly areas. The placement of these screens will be most effective along the 

boundary and or roadside. Screening has a strong potential to reduce the impact of the development on the surrounding areas.  

 

URBAN DESIGN GUIDLINES  

Mitigating measures should be included in the Urban Design Guidelines and should be described in more detail. 
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9. CONCLUSION 

 

The proposed development on Portion 130,131 & 132 forms an extension of this existing airport. Due to the extent of the existing 

Airport, the impact of this development within the landscape is much less of an impact than the Airport. The current site forms a 

portion of the total proposed Airport Support Zone as defined in the SDF and LSDF.  

 

Although the development will have a moderate impact on the immediate area, it is however not considered degradation of the 

exiting landscape, but an extension of the current airport existing developed area. The airport support zone is contained by the 

existing and proposed roads as well as the natural topography which will avoid urban sprawl. This will limit the total feasible 

development area of the support zone.  

 

As the Airport is a major gateway for the ever-growing tourism industry in the Garden Route, the celebration of the Gateway is an 

opportunity that can enhance the sense of the place and create a memorable experience. 

 

In order to soften the possible visual impacts, certain mitigation principles have been proposed. In addition to this, architectural 

guidelines for the development could be done in terms of; building form, proportion, scale, architectural elements and finishes. This 

will ensure the impact is managed and consistent throughout the development.  
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