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SECTION A: INTRODUCTION 
 

Tshani Consulting C.C. has been appointed by PACALTSPROPDEV (PTY) LTD to submit a SPLUMA 

application, on their behalf, to George Local Municipality for Rezoning from Residential Zone 1 to 

Business Zone II and consent for a Service Station on Erf 7379, George (herein referred to as “The 

Site”). A Company Resolution and Power of Attorney in favour of Tshani Consulting CC is attached 

in Appendix 1 & 2. 

 
 

This document serves as a motivation prepared by Tshani Consulting CC and the application 

complies with the Regulations of the George Local Municipality Land Use Planning By-law, 2015 

and is applied for in terms of: 

 

• Chapter 3: Section 15(2)(a): “a rezoning of land” 

• Chapter 3: Section 15(2(o): “a consent use contemplated in the zoning scheme” 
 
 

Existing Zone Regulations: 

 
In terms of George Municipal Integrated Zoning Scheme By-Law, 2017, the following uses are 

permitted under the zone “Single Residential Zone 1”: 

 
Primary: Dwelling house. 

 
Special Consent: Creche, Guest house, Halfway house, Home care facility, House shop, Place of 

instruction, Second dwelling. 

 

 

 

SECTION B: THE SITE   
 

This section aims to highlight the site context in terms of its location, ownership details, as well as 

existing services, zoning and surrounding land uses of the property. 

 

B1. LO C A LITY & A C CE S S 

 

The site is located within the Western Cape province and falls under the jurisdiction of the George 

Local Municipality. George Local Municipality is surrounded by the following Local Municipalities: 

 

• Dr Beyers Naude Local Municipality to the North, 

• Kou-Kamma Local Municipality to the East, 
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• Bitou Local Municipality to the Southeast, 

• Knysna Municipality to the South, 

• Mossel Bay Local Municipality to the Southwest, and 

• Oudtshoorn Local Municipality to the west (Refer to Plan 1: Municipal Locality Plan). 
 
 

 

 
Plan No. 1: Municipal Locality Plan 

 
The subject site is located in Pacaltsdorp which is in the south of George Local Municipality. The 

area is accessed via the N2 which bisects George from Knysna to Mossel Bay Local Municipalities. 

The suburb of Pacaltsdorp is surrounded by the following areas: - 

 

- George to the North 

- Tyolora to the East 

- Seaview to the South, and 

- Delville park to the West 
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Plan No. 2: Regional Locality Plan 

 
The site, Erf 7379, Pacaltsdorp is located on Beach Road and is accessed via Church Street and 

Mission Street as it is a corner property. 

 

Beach Road links directly to the N2 or becomes York Street which links Pacaltsdorp to Central 

George to the North.. (Refer to Plan 2: Local Locality Plan). 
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Plan No. 3: Local Locality Plan 

 

B2. O W NE R S HIP & P RO PE R TY DE S CR IP TIO N 
 

The Site, Erf 7379, Pacaltsdorp is owned by PACALTSPROPDEV (PTY) LTD and is registered under 

Title Deed Number: T54409/2018, refer to attached Title Deed in Appendix 3. 

 
PROPERTY DESCRIPTION: - 

 

Erf Number Township Size 

7379 Pacaltsdorp 4 663m2
 

 

The total area of the site measures 4663m2  (Four Thousand, Six Hundred and Sixty Three Square 

Meters) in extent. (Refer to attached Title Deed in Appendix 3). 

 

B3. S E R V ITUDE S 

 

The site is subject to no servitudes. (Refer to attached SG Diagram in Appendix 4). 
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B4. TITLE DE E D R E S TR IC TIO NS 

 

There are no restrictive conditions  in the Title Deed which  negatively impact or  prevent the 

proposed rezoning from taking place (Refer to Title Deed in Appendix 3). 

 

B5. B O NDHO LDE R S C O NS E NT 

 

The site is not subject to a bond 

 
B6. ZONI NG 

 

The Site, Erf 7379, Pacaltsdorp is zoned as Single Residential Zone 1 as per the George Integrated 

Zoning Scheme By-Law (Refer to Plan No. 4: Zoning Plan). 

 

• Located North, East of the property are Single Residential Zone zonings, Community Zone 

II, Business Zone II and Open Space 1. 

• Located  West  of  the  property  are  Business  Zone  1  zones,  Open  Space  Zone  II  and 

Southward are Single Residential Zone 1 zones (Refer to Plan No. 5: Land Use Plan). 

 

 

Plan No. 4: Zoning Plan 
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B7. E X IS TING A ND A DJA C E NT LA ND US E S 

 

Erf 7379, Pacaltsdorp is currently Vacant while the land uses of properties adjacent to the subject 

property indicate a variety of uses including Residential, Places of Worship, Shops, Cemetery. 

 

B8. E X IS TING S E R V ICE S 

 

This section highlights the existing infrastructural services available within the property as well as 

their condition. 

 

It should also be acknowledged that the properties are located in a developed suburb with all the 

necessary municipal services such as water, electricity, roads and sewer. 

 

B8.1 WATER 

 
The property are currently served by an existing municipal water connection. 

B8.2 SEWERAGE 

There is an existing municipal sewer connection currently servicing the property. 

B8.3 ELECTRICITY 

The property is serviced with electricity, supplied by the George Local Municipality. 

B8.4 ACCESS 

The site can be accessed directly via Church Street and Mission Street. 

B8.5 ROADS 

The existing roads in the area are in a fairly good condition and are tarred. 
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SECTION C: PLANNING APPLICATION 
 

 

 

The following section highlights the compliance and reasons that the rezoning should be approved 

in terms of this motivation from Single Residential Zone 1 to Business Zone II for the proposed 

development. It then outlines the existing development and discusses the land use parameters 

applicable for Business Zone II. 

 

C1.   R E ZO NING M O TIV A TIO N 
 

The following are motivating factors for the Rezoning from Single Residential Zone 1 to Business 

Zone II to be approved: - 

 

• Sound town planning principles have been considered in terms of land use parameters. 

• No restrictive conditions which oppose the development are present. 

• No environmental issues. 

• Allows the owner to utilize the property for additional income. 

 
Erf 7379, Pacaltsdorp is 4663m2 in extent and zoned Single Residential Zone 1. It was zoned to 

Business Zone 1 which lapsed. The newly proposed zoning is Business Zone II and it is proposed 

to develop an anchor shop and drive-thru with a service station on it with associated convenience 

shops as well as. With the rezoning to Business Zone II for Shops and consent use service station 

will be included as the Centre will be home to convenience shops as well as an anchor shop with 

drive-thru. The proposed Shopping Centre will also hugely benefit and formalise the local, 

convenient shopping within the Pacaltsdorp area as the area has been in need of economic 

stimulus and will now have it and will share it with its immediate surrounding areas. The 

development will definitely allow for the community to have close, safe, convenient and easy 

access shopping facility. 

 

The following are also some of the benefits of the development:- 

 
• The centre will address a gap in the local area retail hierarchy, 

• Increased one-stop shopping convenience, 

• Creation of jobs, 

• Reduces travels cost due to proximity of the proposed development to the community, 

• Decreases travel time and distance to access shopping facilities, 

• It will address a gap in the retail for convenience in terms of shopping daily necessities, 
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• It will contribute to the creation of a well-balanced and supplying retail environment, catering 

to the demands of the local market, 

• The project will contribute to the expansion of the local municipal tax base, 

• The investment will increase the product line and service range within the market, 

• It will improve the overall quality of lives. 
 
 

SUITABILITY OF THE SITE 

The subject property poses no environmental concerns. It is also ideally situated to benefit from 

the buying power provided by the surrounding households and users of the surrounding roads. It 

is noteworthy that public transport is within proximity to the site. Thus, the proposed 

development will benefit from the traffic (pedestrian as well as motor vehicle) generated by the 

public. The result is ease of access to and from the development even if people other than the 

residents of surrounding settlements wish to use the proposed facility. It therefore stands to 

argue that the subject property is well suited for the proposed development with its mixed use 

along its route. 

 
EFFECT TO SITE AND SURROUNDING AREA 

 
The proposed development will not alter the aesthetics of the area but will contribute to the 

stimulating growth factor that it’s expected to bring. This development will stand at the forefront 

of attracting new investment into the area of Pacaltsdorp and associated positive spin-offs that 

will accompany its existence. It is further agreed that the development will be non-obtrusive in its 

nature with no environmental effect on the surrounding environment. The existing development 

will also have no effect on the service provision to its located as well as its surrounding areas 

(including water, electricity and sewerage provision). In addition to the providing of the service 

station, the proposed shopping constituent will encourage financial investors to invest in the area, 

resulting in an uplift of the town area. 

 

CHARACTER AND STREETSCAPE INTEGRATION 
 
In addition to the broader built environment considerations, the proposed development has also 

been assessed in relation to the existing character and streetscape qualities of the surrounding 

Pacaltsdorp area, particularly along the Beach Road, Church Street, and Mission Street interfaces. 

The surrounding urban context is characterised by predominantly low-rise development, visually 

permeable streetscapes, modest building forms, and a mixture of residential, community, 

commercial, and open space uses. Existing development patterns within the area generally 

consist of single-storey structures with varying setbacks, interspersed with vegetation, informal 
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landscape elements, and open spatial conditions which collectively contribute to the established 

character of the precinct. 

The proposed development has been consciously designed to align with these contextual 

characteristics through the adoption of a single-storey built form with low horizontal massing and 

articulated building components. The proposed site coverage of approximately 23%, substantially 

lower than the permissible 75% coverage in terms of the George Integrated Zoning Scheme By-

Law, ensures that significant portions of the site remain available for meaningful landscaping, 

visual buffering, and streetscape enhancement. This reduced development footprint further limits 

the visual dominance typically associated with commercial developments and allows the proposal 

to integrate more comfortably into the surrounding urban fabric. 

The 3D concept illustrations prepared for the development further demonstrate that the scale and 

configuration of the proposed buildings are moderate and contextually proportioned relative to 

surrounding development patterns. The visual permeability between structures, combined with 

landscaped perimeter treatments, internal planting islands, and setback planting opportunities, 

enables the development to maintain an open and softened visual character along its interfaces. 

The proposed landscape interventions, including indigenous tree planting, landscaped berms, 

green buffer edges, and structured streetscape planting, are specifically intended to soften the 

commercial appearance of the development and reinforce the vegetated and open-edge qualities 

that characterise portions of Pacaltsdorp. 

Furthermore, the proposal responds positively to the objectives of the Draft Pacaltsdorp: 

Guidelines for Heritage Precinct by promoting a gateway landscape treatment along Beach Road 

while avoiding excessive building height, bulky massing, or visually intrusive architectural forms. 

The restrained architectural expression, combined with landscape-led design interventions, 

ensures that the development will not detract from the existing character of the area but rather 

contribute toward the visual upgrading, greening, and strengthening of this important nodal 

entrance into Pacaltsdorp. 

The development therefore represents a context-sensitive proposal that supports economic 

growth and urban activity while protecting and reinforcing the existing character of the area. 

 
C2. LA ND US E P A R A M E TER S 

The following land use parameters, as stipulated in the George Local Municipality: Integrated 

Zoning Scheme By-Law, 2017 for Business Zone II will be applicable: 
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LAND USE PARAMETERS 

BUSINESS ZONE II 

Primary Use Shop 

Consent Uses Service Station 

F.A. R 1 

Coverage 75% 

Building Line (street) 0m 

Side Space 0m 

Rear Space 0m 

Height 12m 

 
Coverage 

 

Coverage means the area of a site covered by buildings as seen vertically from above and is 

expressed as a percentage of the area of the site. In terms of the George Municipal Integrated 

Zoning Scheme By-Law, 2017, the permitted coverage for Business Zone II 75%. 

 

The actual coverage of the proposed development in the Site Development Plan No. 4, in 

comparison to the permissible coverage, as stipulated in the George Municipal Integrated Zoning 

Scheme By-Law, is reflected in the table below: 

 

COMBINED 

EXTENT OF 

SITE 

 
STIPULATED 

COVERAGE 

 
PERMISSIBLE 

COVERAGE 

 
ACTUAL 

COVERAGE (m2) 

 
ACTUAL 

COVERAGE (%) 

 
 

IN COMPLIANCE 

 

4663 m2
 

 
75% 

 
3497.25 m² 

 
1060 m² 

 
23% ✓ 

 

In view of the above, the actual coverage (23 %), complies with the permissible coverage, as 

stipulated in the George Municipal Integrated Zoning Scheme By-Law, 2017. 

 
Height 

 
Height means the height of a building in floors or storeys; and is expressed as a number. 

 
For the purpose of this application,  height will refer to the number of storeys. The proposed 

development is 1 storey in height. The permitted height for Business Zone 12m to the top of the 

building therefore a 1 storey building is compliant. 
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Floor Area Ratio 
 

Floor area ratio is the ratio of a building's total floor area to the size of the piece of land upon which 

it is built. It is often used as one of the regulations in city planning along with the building-to-land 

ratio. The terms can also refer to limits imposed on such a ratio through zoning. 

 

The zoning of Business Zone II depicts F.A.R is 1. 
 

 

PROPERTY 

DESCRIPTION 

 

AREA (m²) 

 
STIPULATED 

F.A.R 

 

BUILDING AREA 

 

 
ACTUAL F.A.R 

 

IN COMPLIANCE 

 
Erf 7379, 

Pacaltsdorp 

 

4663 m2
 

 

1 

 

1060 m² 

 

0.3 

 
✓ 

 

 
Parking 

 
Using the town planning method of calculation, the parking requirements for the Proposed 

Development are represented in the table below, in terms of the George Municipal Integrated 

Zoning Scheme By-Law, 2017 regulations: 

 
LAND USE 

 
GLA 

 
PARKING 

REQUIREMENT 

PARKING BAYS 

REQUIRED 

 

 
PROVIDED 

 
Petrol Filling 

Station 

 

256 m² 

 
4 bays / 100 m² 

 

10 bays 

 

 
58 Shared Parking 

Bays  
Shops 

 
804 m² 4 bays / 100 m² 

 
33 bays 

 
The parking requirement for a Petrol Filling Station and Shops are 4 parking bays per 100 m². The 

existing development requires 43 parking bays in terms of parking calculations however 58 parking 

bays have been provided thus exceeding the requirements. 



MAY 2026 

APPLICATION FOR REZONING TO BUSINESS ZONE II AND CONSENT USE FOR SERVICE STATION ON ERF 7379, PACALTSDORP 

15 

 

 

 

C3.   S P E C IA LIS T S TUDIE S 

TRAFFIC IMPACT ASSESSMENT 
 

SMEC South Africa (Pty) Ltd was appointed by Pacaltspropdev (Pty) Ltd. to conduct a Traffic 

Impact Assessment for the proposed mixed-use development on Erf 7379 Pacaltsdorp, George. 

The site measures approximately 4 663 square metres in extent and will comprise of a filling 

station with convenience store, retail anchor tenant and line shops. 

 

The subject site is proposed to be served by two accesses, as follows (refer to Figure 5): 

 
• Access 1: High-volume driveway along Church Street, approximately 88 metres downstream of 

Beach Road; and 

 

• Access 2: High-volume driveway along Mission Street, approximately 55 metres upstream of 

Beach Road. 

 

It is anticipated that the development would generate 121, 207 and 205 new vehicular trips during 

the Weekday AM, Weekday PM and Saturday Morning Peak Hours respectively. 

 

The following transport improvements are proposed as part of the development: 

2021 Base Year: 

• Access 1: High-volume driveway along Mission Street, approximately 55 metres upstream of 

Beach Road; and 

 

• Access 2: High-volume driveway along Church Street, approximately 88 metres downstream of 

Beach Road; and 

 

• Pedestrian walkways along Church Street and Mission Street, linking to Beach Road. 

 
2026 Design Year: 

 
• Intersection upgrades might be required at the Beach Road and Mission Street intersection. The 

type and extent of intersection upgrades will be based on intersection configurations along Beach 

Road at that point in time. If a signalised intersection is implemented along Beach Road to the 

north of this location, it would allow for platooning of vehicles from the north, therefore no upgrades 

would be required to this intersection. Should the current intersection configurations along Beach 

Road remain as-is, it might be deemed necessary to convert Church Street to a left-in, left-out 
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intersection along the east and west approaches, following a road safety investigation at that point 

in time. 

 

It is recommended that cost contributions with relation to roads be determine by the Municipality 

as part of the developer’s bulk contribution. 

 
This Traffic Impact Assessment is supported from a traffic engineering perspective, provided that 

the required improvements be implemented in accordance with appropriate design standards. 

(Please refer to Appendix 5: Traffic Impact Assessment) 

 

WETLAND VERIFICATION REPORT 
 

Confluent Environmental was requested by Cape EAPrac to verify the presence of a possible 

watercourse on Erf 7379, Pacaltsdorp, George. A  filling station and associated buildings and 

infrastructure are planned for the property. The property occurs within the urban extent of the city 

of George. The scope of work for this report is guided by the legislative definitions as specified by 

the National Water Act (NWA). 

 

The study determined that there is no natural watercourse present on Erf 7379 and it is the opinion 

of this specialist that the further development of the property is acceptable from a freshwater 

ecosystem perspective. (Please refer to Appendix 6: Wetland Verification Report) 

 

BULK SERVICES AND STORMWATER MANAGEMENT PLAN 
 

DVP Incorporated Consulting Engineers were appointed by the client, Pacaltsprodev (Pty) Ltd to 

compile a Services Report for submission to the local authority. As part of this process, the 

availability of existing municipal infrastructure in relation to the proposed development must be 

investigated. 

 

This report is aimed at outlining the design philosophy that will be applied when designing the 

internal engineering services for the proposed development. It is also aimed at providing relevant 

data so that the local authority can comment on their ability to accommodate the additional loads 

generated by the proposed development on existing infrastructure. 

 

From their analysis of the existing and planned future civil engineering infrastructure, the report 

indicats that the planned development can be adequately serviced. (Please refer to Appendix 7: 

Bulk Services Report and Stormwater Management Plan) 
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SECTION D: DESIRABILITY 
 

 

D1. B UILT E NV IR O NM E NT 
 

The term-built environment is used when referring to those surroundings created: 
 

* for humans, 
 

* by humans, and 
 

* to be used for human activity. 
 

Examples would include cities, buildings, urban spaces, walkways, roads, parks, etc. 

The surrounding built environment in relation to Erf 7379 consists of: 

* Predominantly commercial and office use to the north, east and west of the site. 

 
The surrounding built environment will not be negatively affected by the proposed development on 

the site, as the proposed development on the site will be in compliance with land use restrictions 

contained in George Municipal Integrated Zoning Scheme By-Law, 2017 and proposed in this 

report. 

 

D2.   V IE W S 
 

 

The word “View” has many meanings assigned to it; however, for the purpose of this application 

“View” is defined as “referring to whatever lies open to sight”. 

 

In terms of this application, it is important to understand what impact the existing offices and 

restaurant have on the views of the surrounding properties. Firstly, it is to be made known that the 

area does not have any significant views, such as a “view to the ocean” that could be obscured by 

the building. 

As mentioned, the Development is double storey in height, and would not obstruct the surrounding 

properties in any significant way. The views of the surrounding site owners will not be impeded 

upon. 
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SECTION E: POLICY ALIGNMENT 
 

 

E1.S P A TIA L P LA NNIN G LA ND US E M A NA GE M E NT A C T NO . 1 6 O F 

2013 
 

The spatial planning and land use management act aims to achieve the following through land use 

management and the objects of this act are to: 

 

(a) Provide for a uniform, effective and comprehensive system of spatial planning and land use 

management for the republic; 

 

(b) Ensure that the system of spatial planning and land use management promotes social and 

economic inclusion; 

 

(c) Provide for development principles and norms and standards; 

 
(d) Provide for the sustainable and efficient use of land; 

 
(e) Provide for cooperative government and intergovernmental relations amongst the national, 

provincial and local spheres of government; and 

 

(f) Redress the imbalances of the past and to ensure that there is equity in the application of spatial 

development planning and land use management systems. 

 

The following principles apply to spatial planning, land development and land use management: 

 
(a) The principle of spatial justice, whereby: 

 
I. Past spatial and other development imbalances must be redressed through improved access to 

and use of land; 

 

II. Spatial development frameworks and policies at all spheres of government must address the 

inclusion of persons and areas that were previously excluded, with an emphasis on informal 

settlements, former homeland areas and areas characterized by widespread poverty and 

deprivation; 

 

III. Spatial planning mechanisms, including land use schemes, must incorporate provisions that 

enable redress in access to land by disadvantaged communities and persons; 
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IV. Land use management systems must include all areas of a municipality and specifically include 

provisions that are flexible and appropriate for the management of disadvantaged areas, informal 

settlements and former homeland areas; 

 

V. Land development procedures must include provisions that accommodate access to secure 

tenure and the incremental upgrading of informal areas; and 

 

VI. A municipal planning tribunal considering an application before it, may not be impeded or 

restricted in the exercise of its discretion solely on the ground that the value of land or site is 

affected by the outcome of the application; 

 

proposal is aligned to spatial justice in that it seeks to address the past land development 

imbalances. The site is located in a residential area which were areas neglected previously. 

 

(b) The principle of spatial sustainability, whereby spatial planning and land use management 

systems must: 

 

I. Promote land development that is within the fiscal, institutional and administrative means of the 

republic; 

 

II. Ensure that special consideration is given to the protection of prime and unique agricultural land; 

 
III. Uphold consistency of land use measures in accordance with environmental management 

instruments; 

 

IV. Promote and stimulate the effective and equitable functioning of land markets; 

 
V. Consider all current and future costs to all parties for the provision of infrastructure and social 

services in land developments; 

 

VI. Promote land development in locations that are sustainable and limit urban sprawl; and 

 
VII. Result in communities that are viable; 

 
The proposal complies with this principle in that it takes into account the environmental matters 

and against the urban sprawl phenomenon. 

 

(c) The principle of efficiency, whereby: 

 
I. Land development optimizes the use of existing resources and infrastructure; 
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II. Decision-making procedures are designed to minimize negative financial, social, economic or 

environmental impacts; and 

 

III. Development application procedures are efficient and streamlined and timeframes are adhered 

to by all parties; 

 

(d) the principle of spatial resilience, whereby flexibility in spatial plans, policies and land use 

management systems are accommodated to ensure sustainable livelihoods in communities most 

likely to suffer the impacts of economic and environmental shocks; and 

 

(e) The principle of good administration, whereby: 

 
I. All spheres of government ensure an integrated approach to land use and land development that 

is guided by the spatial planning and land use management systems as embodied in this act; 

 

II. all government departments must provide  their sector inputs and comply with any other 

prescribed requirements during the preparation or amendment of spatial development 

frameworks; 

 

III. The requirements of any law relating to land development and land use are met timeously; 

 
IV. The preparation and amendment of spatial plans, policies,  land use  schemes as well as 

procedures for development applications. 

 
 

E2.GE O R GE M UNIC IP A LITY INTE GR A TE D DE V E LO P ME NT P LA N 
 

“To deliver affordable quality service; develop and grow George; keep George clean, safe and 

green; ensure good governance and human capital in Goerge and to participate in Goerge.” 

 

(George Municipality IDP 2022/2027) 

 
The George Municipality’s Integrated Development Plan 2022/2027 is the business plan that will 

guide development and growth of the George Municipal area over the next 5 years. 

 

The Spatial Development Framework (SDF) is the primary spatial response to the development 

context, needs and development vision of the Municipality. It is the primary level of translation of 

social, economic and environmental development and management. 
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The strategic objectives of George Municipality include to develop and grow George 

 
This application is in line with the vision of the Executive Mayor as it is also a way of promoting 

growth and development to existing areas within George Municipality. 
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The SDF is a primary spatial response to the development context, needs and development vision 

of the municipality. It is a key land use management tool at a strategic level that has an important 

role to play in guiding and managing Municipal decisions relating to the use, development and 

planning of land. It is a legislative requirement and should resonate with the national and provincial 

spatial development priorities. 

 

The SDF is also a transformation tool. With its focus on spatial restructuring, it guides the location 

of future development in a manner that addresses the imbalances of the past. It enables the 

municipality to manage its land resources in a developmental and sustainable manner. It provides 

an analysis of the spatial needs and issues and provides strategies and programs to address these 

challenges. 

 

In response to the trends and challenges present in the George Local Municipality, the municipality 

developed a vision to “Develop George as a resilient regional development anchor of excellence for 

prosperity, inclusive-and smart growth. The primary levers for achieving SPLUMA principles for 

the municipality include: 

 

• Growth management – compact urban form 

• Settlement restructuring – integrated human settlements 

• Public transport and supporting road infrastructure 

• Adequate bulk services (water and sanitation) 

• Understanding the space economy and supporting economic growth 

• Sustainable public finances 

 
In non-contradiction nor totally perfect alignment with these levers, the proposed development will 

improve the municipality's significance. 



MAY 2026 

APPLICATION FOR REZONING TO BUSINESS ZONE II AND CONSENT USE FOR SERVICE STATION ON ERF 7379, PACALTSDORP 

21 

 

 

 

SECTION F: APPLICATION FORMS 
 

 

The Application form for the Rezoning from Single Residential 1 to Business Zone II in terms of the 

George Municipal Land Use Planning By-Law, 2015 has been completed (refer to attached 

Application Form in Appendix 8) 

 

SECTION G: CONCLUSION   
 

This application is based purely on sound town planning principles and has no significant negative 

impacts associated to it; therefore, it is recommended that George local Municipality supports and 

approves the following Application: 

 
Rezoning from Single Residential 1 to Business Zone II. 

Based on the following reasons: 

▪ The application complies with the legislative framework at all three spheres of government; 

▪ The application is based on sound town planning principles; 

▪ The application will have not had any negative impact to the surrounding environment; 

▪ Socio economic factors: the application looked at the aspects of economy, employment, 

especially to the local unemployed youth; 

▪ Location: the proposal developments will bring convenience in the area, as currently these 

services are not rendered in the area; 
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Important Notice 

This report is confidential and is provided solely for the purposes of a Traffic Impact Assessment. This report is 

provided pursuant to a Consultancy Agreement between SMEC South Africa (Pty) Ltd. (“SMEC”) and 
Pacaltspropdev (Pty) Ltd, under which SMEC undertook to perform a specific and limited task for Pacaltspropdev 

(Pty) Ltd.  This report is strictly limited to the matters stated in it and subject to the various assumptions, 

qualifications and limitations in it and does not apply by implication to other matters.  SMEC makes no 

representation that the scope, assumptions, qualifications and exclusions set out in this report will be suitable or 

sufficient for other purposes nor that the content of the report covers all matters which you may regard as material 

for your purposes.  

This report must be read as a whole. The executive summary is not a substitute for this. Any subsequent report 

must be read in conjunction with this report. 

The report supersedes all previous draft or interim reports, whether written or presented orally, before the date of 

this report.  This report has not and will not be updated for events or transactions occurring after the date of the 

report or any other matters which might have a material effect on its contents or which come to light after the date 

of the report.  SMEC is not obliged to inform you of any such event, transaction or matter nor to update the report 

for anything that occurs, or of which SMEC becomes aware, after the date of this report. 

Unless expressly agreed otherwise in writing, SMEC does not accept a duty of care or any other legal responsibility 

whatsoever in relation to this report, or any related enquiries, advice or other work, nor does SMEC make any 

representation in connection with this report, to any person other than Pacaltspropdev (Pty) Ltd.  Any other person 

who receives a draft or a copy of this report (or any part of it) or discusses it (or any part of it) or any related matter 

with SMEC, does so on the basis that he or she acknowledges and accepts that he or she may not rely on this 

report nor on any related information or advice given by SMEC for any purpose whatsoever. 
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ABBREVIATIONS & SYMBOLS 

 

ABBREVIATION / SYMBOL DESCRIPTION 

AMP Arterial Management Plan 

CBD Central Business District 

CITP Current Integrated Transport Plan 

COTO The Committee of Transport Officials South African 

GIPTN George Integrated Public Transport Network 

George LM George Local Municipality 

GLA Gross Lettable Area 

HA Hectares 
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LSDF Local Spatial Development Framework 
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1 Introduction 

SMEC South Africa (Pty) Ltd was appointed by Pacaltspropdev (Pty) Ltd. to conduct a Traffic Impact 

Assessment for the proposed mixed-use development on Erf 7379 Pacaltsdorp, George. The site is 

bounded by Church Street to the north, Mission Street to the south, and Beach Road to the west. A 

locality plan is shown in Figure 1. 

 

 

Figure 1 Locality Plan 

 

The site measures approximately 4 663 square metres in extent and will comprise of a filling station with 

convenience store, retail anchor tenant and line shops.  The proposed Spatial Development Plan is shown 

in Figure 2.  

 

The purpose of the Traffic Impact Assessment is to quantify the anticipated impact of the development 

traffic, and recommend remedial measures as required.  The study was conducted in accordance with 

The Committee of Transport Officials South African Traffic Impact and Site Traffic Assessment Manual 

(COTO, TMH 16 Volume 1). 
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Figure 2 Spatial Development Plan 
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2 Background Information 

 Existing Roads 

Beach Road provides connectivity between the suburb of Pacaltsdorp and employment opportunities in 

Tamsui Industria and the George CBD.  As such, Beach Road is classified as a Class 3 Minor Arterial 

within the George Roads Master Plan.  In the vicinity of the site it comprises of a divided dual carriageway 

road with two lanes per direction, with no turning lanes provided at intersections.  It experiences 

moderate traffic flows during peak hours and operates at an acceptable Level of Service. 

Mission Street is also a Class 4 Minor Collector, serving the surrounding residential area. The road 

comprises of one lane per direction in the vicinity of the subject site.  It experiences low traffic flows 

during peak hours and operates at an acceptable Level of Service.   

Church Street is a Class 4 Minor Collector, serving the surrounding residential area. The road comprises 

of one lane per direction in the vicinity of the subject site.  It experiences low traffic flows during peak 

hours and operates at an acceptable Level of Service.   

 

 Public Transport Facilities 

Pacaltsdorp is well served by the existing Go George service, with routes running along Beach Road onto 

York Street, linking the local workforce with employment opportunities.  The existing GIPTN is shown in 

Figure 3. 

 

 

Figure 3 Existing GIPTN Routes (George LM) 
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 Non-Motorized Transport Facilities 

The George CITP (Iliso 2014/15) provides a snapshot of the existing NMT network within George.  There 

are formal pedestrian walkways along the full extent of Beach Road.  Kerb drops are in place for 

pedestrians along the full length of the route.  The planned NMT Network is shown in Figure 4. 

 

 

Figure 4 Planned NMT Infrastructure Projects (Iliso) 
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 Site Access 

The access spacing requirements were derived from the WCG Access Management Guidelines (2020). 

The minimum spacing of signalized intersections along a Class 3 road within a suburban roadside 

environment is 540 metres (±7.5%), therefore the intersection of Beach Road and Church Street would 

not be signalized in future. 

The minimum spacing of a high-volume driveway along a Class 4 road within a suburban roadside 

environment, downstream of a signalised full intersection is 115 metres. 

The minimum spacing of a high-volume driveway along a Class 5 road within a suburban roadside 

environment, upstream of an unsignalised full intersection is 95 metres. 

The subject site is proposed to be served by two accesses, as follows (refer to Figure 5): 

• Access 1: High-volume driveway along Mission Street, approximately 55 metres upstream of Beach 

Road; and 

• Access 2: High-volume driveway along Church Street, approximately 88 metres downstream of 

Beach Road.  

 

Note should be taken that although the site accesses do not conform to the requirements of the WCG 

Access Management Guidelines, these accesses were approved prior to the latest access spacing 

requirements being adopted.  Refer to Appendix A. 

 

 

Figure 5 Proposed Site Access 

 

 

Access 1  

MISSION STREET

CHURCH STREET 

Access 2 
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 Arterial Management Plan 

An Arterial Management Plan (AMP) was undertaken by Nadeson Consulting Engineers, dated May 2020. 

The report points out the substandard spacing of 100 metres along Beach Road, measured between 

Church Street and Mission Street (as opposed to the 180 metres required).  The AMP recommends that 

this variance should be allowed, as a CBD area is envisaged along both Church Street and Mission Street, 

as per the Pacaltsdorp / Hans-Moes-Kraal Local Spatial Development Framework. Refer to Figure 6. 

 

 

Figure 6 Planned Pacaltsdorp CBD (George LM) 
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3 Other Planning Authorities 
Beach Road falls under the jurisdiction of the Western Cape Department of Transport.  As such, they 

would need to be included in the approval process. 
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4 Traffic Demand Estimation 

 Assessment Years 

A base year assessment is undertaken to identify shortcomings in the road-based capacity in the short 

term, if any. In addition thereto, it is required to grow traffic flows to an acceptable horizon year in order 

to ensure that the proposed road network would be able to operate satisfactorily once the development 

traffic is added to the surrounding road network.   

 

TMH 16 Volume 1 Version 1.0, states that transportation improvements for developments must be 

designed for a horizon year of 5 years.  Hence, a 2021 Base Year and a 2026 Design Year was used for 

this TIA. 

 Assessment Hours 

The assessment has been undertaken considering the peak periods during which the combined effect 

of background and development traffic would result in the highest traffic demand.  Hence, it was deemed 

suitable to assess the Weekday AM, Weekday PM and Saturday Morning Peak Hours.   

 Traffic Counts 

Taking into consideration the location and extent of the proposed development with relation to the 

surrounding road network, the following traffic count surveys were undertaken as part of this project 

assignment: 

• Counting Station 1: Intersection of Beach Road and Church Street;  

• Counting Station 2: Intersection of Beach Road and Mission Street; and 

• Counting Station 3: Intersection of Beach Road and Heather Street. 

 

Traffic count locations are shown in Figure 7. 
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Figure 7 Traffic Count Locations 

 

Details of the traffic survey are provided below: 

• Date counted October 2020 and March 2021 

• Day Weekday during National State of Disaster Lockdown Level 1 and  

 Weekend during National State of Disaster Lockdown Level 1 

• Congestion levels Low 

• Enumerator SMEC 

 

The detailed traffic count data is provided in Appendix B. 

 

A common peak hour was identified for the intersections under discussion, as follows: 

• Weekday AM Peak Hour 6h45 – 7h45 

• Weekday PM Peak Hour 16h15 – 17h15 

• Saturday Peak Hour 13h30 – 14h30 

 

The 2021 Base Year traffic flows are shown in Figure 8. 

 

Counting Station 1 

Counting Station 2 

Counting Station 3 
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Figure 8 2021 Base Year Traffic Flows 

 

 Traffic Growth Rates 

A traffic growth rate is applied to background traffic in order to determine the anticipated growth in this 

traffic besides that relating to planned and new developments. The Committee of Transport Officials 

Trip Data Manual (COTO, TMH 17 Volume 1 Version 1.01) provides typical growth rates to be used for 

growth areas based on the existing/anticipated rate of growth.  Refer to Table 1. 

 

Table 1 Typical Growth Rates 

Development Area Growth Rate 

Low Growth Areas 0% - 3% 

Average Growth Areas 3% - 4% 

Above Average Growth Areas 4% - 6% 

Fast Growing Ares 6% - 8% 

Exceptionally High Growth Areas > 8% 

 

Taking into consideration the nature and extent of development within this area, an annual compounded 

traffic growth rate of 3.0% was applied to the 2020 background traffic in order to derive the 2021 Base 

Year as well as 2026 Design Year traffic flows. 
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As a result of the National State of Disaster Lockdown Level 1, an intersection was identified for which 

historic 2019 traffic count data is available.  The intersection of Beach Road and Heather Street was also 

counted in 2020, thereby providing an indication in the change in traffic flows as a result of the National 

Lockdown.  It was found that 2020 traffic flows along Beach Road were higher in 2020 compared to 

2019, therefore no adjustment was made to 2020 traffic count data. 

The 2026 Forecast Year traffic flows are shown in Figure 9. 

 

 

 

Figure 9 2026 Forecast Year Traffic Flows 

 

 

 

100 Weekday AM 1

5
9

4

4
2

N (100) Weekday PM 3 (4) 1 (1
4

)

(9
4

8
)

(6
6

)

100 Saturday Peak 20 (1) 1 5

4
7

5

2
5 66 (81) 33

44 (7) 1
Church Street

68 (26) 31 75 (35) 53

7

1
3

7
1

7 1 (1) 10

(7
)

(5
2

1
)

(1
4

)

6 (7) 12

4
4

4
8

5

5

2
3

2

4
2

7

(4
0

5
)

(6
0

9
)

1
5

2

3
3

1

Mission Street
437 (620) 344

768 (295) 391

6
0

3

1
3 5 (14) 13 773 (309) 403

(2
6

6
)

(1
1

)

1
8

2

1
0

B
e

a
c

h
 R

o
a

d

proposed 

development



Trip Generation, Distribution and Traffic Assignment 

 

12 

 

TRAFFIC IMPACT ASSESSMENT 
Proposed Mixed-Use Development, Erf 7379 Pacaltsdorp  

Prepared for Pacaltspropdev (Pty) Ltd 

SMEC Internal Ref. C1827 

21 April 2021 

5 Trip Generation, Distribution and Traffic 
Assignment 

 Trip Generation  

The Trip Generation Rates for the land use types forming part of the development were obtained from 

the COTO TMH 17 South African Trip Data Manual dated September 2012. 

The trip generation potential of the development is shown in Table 2. 

Table 2 Trip Generation  

Land Use 
GLA 

(sqm) 

Trip Generation Rates 
(per 100 sqm GLA) 

Traffic generation (vph) 

Weekday 
AM 

Weekday 
PM 

Saturday 

Weekday 
AM 

Weekday 
PM 

Saturday IN OUT IN OUT IN OUT 

Retail 936 0.6 3.4 4.5 21 11 91 91 121 121 

Fast Food 124 45.0 50.0 30.0 31 25 34 28 19 19 

Filling Station   3% 3% 3% 23 23 20 20 23 23 

Retail New   
  
  

  
  

  
  

12 7 53 53 60 60 

Retail Pass-By   
  
  

  
  

  
  

8 4 35 35 42 42 

Retail Diverted   
  
  

  
  

  
  

6 3 26 26 46 46 

ALL Trips 75 60 145 139 163 163 

ALL New Trips 
66 55 107 100 102 102 

121 207 205 

 

It is anticipated that the development would generate 121, 207 and 205 new vehicular trips during the 

Weekday AM, Weekday PM and Saturday Morning Peak Hours respectively. 

 

 Trip Distribution 

Trip distribution was estimated manually, based on existing traffic flows, the land use of the surrounding 

areas and the proposed access configuration. Refer to Figure 10. 

 

 Traffic Assignment 

Traffic assignment involves determining the amount of traffic that will use specific routes in the network. 

The traffic assignment is made with consideration to logical routings, available roadway capacity, right-

turn movements, travel times and other factors.  Refer to Figure 11. 

The 2021 Base + Development Trips are shown in Figure 12. 

The 2026 Base + Development Trips are shown in Figure 13. 
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Figure 10 Trip Distribution (New Trips) 
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Figure 11 Traffic Assignment (New Trips) 
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Figure 12 2021 Base + Development Trips 
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Figure 13 2026 Base + Development Trips 
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6 Traffic Analysis 

Intersection capacity analyses were undertaken to determine the anticipated operational performance 

of the site accesses and surrounding road network, taking into consideration the phased implementation 

of the development and associated development trips. The state-of-the-art traffic engineering software 

package, SIDRA Intersection 8.0 software, was used. The intersections analysed for each phase of the 

development are listed below: 

 

• Beach Road and Mission Street;  

• Beach Road and Church Street; 

• Mission Street and Access 1; and 

• Church Street and Access 2. 

 

The following scenarios were analysed as part of this project assignment: 

 

• 2021 Background Traffic; 

• 2021 Background + Development Traffic; and 

• 2026 Background + Development Traffic. 

 

The operational performance of an intersection is typically quantified in terms of Level of Service as 

defined by the US Highway Capacity Manual (HCM). These definitions relate average delays at 

intersections (for individual turning movements, for each approach and for the overall intersection) to a 

level of service ranging from A to F, as are shown in Table 3. 

 

Table 3 Intersection-Based Level of Service Criteria 

Level of Service 
Control Delay per Vehicle in Seconds (d) 

Signals and Roundabouts Stop Signs and Yield Signs 

A d ≤ 10 d ≤ 10 

B 10 <d ≤ 20 10 <d ≤ 15 

C 20 < d ≤ 35 15 < d ≤ 25 

D 35 < d ≤ 55 25 < d ≤ 35 

E 55 < d ≤ 80 35 < d ≤ 50 

F 80 < d 50 < d 

 

The following sub-sections set out the intersection capacity analyses of the proposed development. 

 

Detailed Sidra outputs are contained in Appendix C. 
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 Beach Road and Mission Street 

The intersection of Beach Road and Mission Street is a signalised T-junction. The north approach has a 

shared left-and-through lane plus an exclusive through lane; the east approach has shared left-and-

right-turn lane; and the south approach has an exclusive through-lane plus a shared through-and-right-

turn lane. Refer to Figure 14. 

 

Figure 14 Beach & Mission: Existing Layout 

 

2021 Background Traffic 

Taking into consideration the 2021 Base Year traffic flows, the intersection currently operates at an 

overall Level of Service C, B and C during the Weekday AM, Weekday PM and Saturday Peak Hours, with 

an average delay of approximately 26, 18 and 22 seconds respectively. 

It is concluded that the existing intersection configuration is able to accommodate the 2021 Background 

Traffic at an acceptable Level of Service. 

 

2021 Background + Development Traffic  

Taking into consideration the 2021 Background Traffic plus the anticipated development traffic flows, 

the intersection is anticipated to continue to operate at an overall Level of Service C, B and C during the 

Weekday AM, Weekday PM and Saturday Peak Hours, with an average delay of approximately 26, 19 

and 23 seconds respectively. 

It is concluded that the existing intersection configuration would be able to accommodate the 2021 

Background plus Development Traffic at an acceptable Level of Service. 
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2026 Background + Development Traffic  

Taking into consideration the 2026 Background Traffic plus the anticipated development traffic flows, 

the intersection is anticipated to operate at an overall Level of Service C during the Weekday AM, 

Weekday PM and Saturday Peak Hours, with an average delay of approximately 30, 20 and 23 seconds 

respectively. 

It is concluded that the existing intersection configuration would be able to accommodate the 2026 

Background plus Development Traffic at an acceptable Level of Service. 

 Beach Road and Church Street 

The existing intersection of Beach Road and Church Street is an unsignalised intersection with stop 

control along the east and west approaches. The north approach has a shared left-and-through lane 

plus a shared through-and-right-turn lane; the east approach has a single lane serving all movements; 

the south approach has a shared left-and-through lane plus a shared through-and-right-turn lane; and 

the west approach has a single lane serving all movements. Refer to Figure 15.  

 

Figure 15 Beach & Church: Existing Layout 

 

2021 Background Traffic 

Taking into consideration the 2021 Base Year traffic flows, the priority-controlled side road currently 

operates at Level of Service F, F and D during the Weekday AM, Weekday PM and Saturday Peak Hours, 

with an average delay of approximately 1173, 92 and 33 seconds respectively. 

It is however anticipated that the close proximity of the signalised intersection of Beach Road and 

Mission Street to the south of this intersection leads to the platooning of vehicles from the south, thereby 

allowing side road traffic along Church Street to join onto Beach Road. It is our submission that the 

existing intersection configuration is able to accommodate the 2021 Background Traffic at an acceptable 

Level of Service. 

 

2021 Background + Development Traffic 

Taking into consideration the 2021 Background Traffic plus development traffic flows, the priority-

controlled side road is anticipated to continue to operate at Level of Service F, F and E during the 

Weekday AM, Weekday PM and Saturday Peak Hours, with an average delay of approximately 1508, 164 

and 38 seconds respectively. 
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It is concluded that intersection upgrades might be required to accommodate the 2021 Background plus 

Development Traffic at an acceptable Level of Service. 

 

2026 Background + Development Traffic 

Taking into consideration the 2026 Background Traffic plus the development traffic flows, the priority-

controlled side road is anticipated to operate at Level of Service F during the Weekday AM, Weekday 

PM and Saturday Peak Hours, with an average delay of approximately 5008, 545 and 79 seconds 

respectively. 

It is our submission that intersection upgrades might be required to accommodate the 2026 Background 

plus Development Traffic at an acceptable Level of Service.  The type and extent of intersection 

upgrades will be based on intersection configurations along Beach Road at that point in time.  If a 

signalised intersection is implemented along Beach Road to the north of this location, it would allow for 

platooning of vehicles from the north, therefore no upgrades would be required to this intersection.  

Should the current intersection configurations along Beach Road remain as-is, it might be deemed 

necessary to convert Church Street to a left-in, left-out intersection along the east and west approaches, 

following a road safety investigation at that point in time. 

 Mission Street and Access 1 

The proposed Access 1 along Mission Street is planned as an unsignalised T-junction with stop control 

along the access road. All approaches will comprise of one lane per direction. Refer to Figure 16. 

 

Figure 16 Mission & Access 1: Proposed Layout 

 

2021 Background + Development Traffic  

Taking into consideration the 2021 Background Traffic plus development traffic flows, the priority-

controlled side road is anticipated to operate at an overall Level of Service C during the Weekday AM, 

Weekday PM and Saturday Peak Hours, with an average delay of approximately 15 seconds. 

It is concluded that the proposed intersection configuration would be able to accommodate the 2021 

Background plus Development Traffic at an acceptable Level of Service. 

 

2026 Background + Development Traffic  

Taking into consideration the 2026 Background Traffic plus the anticipated development traffic flows, 

the priority-controlled side road is anticipated to operate at an overall Level of Service C during the 

Weekday AM Weekday PM and Saturday Peak Hours, with an average delay of approximately 19 

seconds. 
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It is concluded that the proposed intersection configuration would be able to accommodate the 2026 

Background plus Development Traffic at an acceptable Level of Service. 

 

 Church Street and Access 2 

The proposed Access 2 along Church Street is planned as an unsignalised T-junction with stop control 

along the access road. All approaches will comprise of one lane per direction.  Refer to Figure 17. 

 

 

Figure 17 Church & Access 2: Proposed Layout 

 

2021 Background + Development Traffic  

Taking into consideration the 2021 Background Traffic plus development traffic flows, the priority-

controlled side road is anticipated to operate at an overall Level of Service A during the Weekday AM 

Weekday PM and Saturday Peak Hours, with an average delay of approximately 2 seconds. 

It is concluded that the proposed intersection configuration would be able to accommodate the 2021 

Background plus Development Traffic at an acceptable Level of Service. 

 

2026 Background + Development Traffic  

Taking into consideration the 2026 Background Traffic plus the anticipated development traffic flows, 

the priority-controlled side road is anticipated to operate at an overall Level of Service A during the 

Weekday AM Weekday PM and Saturday Peak Hours, with an average delay of approximately 2 seconds. 

It is concluded that the proposed intersection configuration would be able to accommodate the 2026 

Background plus Development Traffic at an acceptable Level of Service. 
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7 Other Road Users 

 Public Transport 

The provision for Public Transport facilities is a particularly important requirement for a mixed-use 

development. There are existing bus stops located along Beach Road in close proximity to the site.  Refer 

to Figure 18. 

 

 
Figure 18 Existing Public Transport Stops 

 

It is our submission that the existing bus stops located along Beach Road would be adequate to serve 

the proposed development, therefore no further provision would need to be made for public transport. 
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Existing Bus Stop 
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 Non-Motorised Transport 

On-site provision would need to be made for pedestrian movements in the form or walkways from the 

site access along the access road up to the retail component, where pedestrian movements are 

expected.  Pedestrian walkways would also need to be provided in order to link the site accesses to the 

existing pedestrian walkways along Beach Road. This is deemed sufficient provision for non-motorised 

transport.  Refer to Figure 19. 

 

 
Figure 19 Proposed Pedestrian Walkways 

 

Proposed Sidewalk 

Proposed Sidewalk 
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8 Proposed Improvements 

The following transport improvements are proposed as part of the development: 

2021 Base Year:  

• Access 1: High-volume driveway along Mission Street, approximately 55 metres upstream of 

Beach Road; and 

• Access 2: High-volume driveway along Church Street, approximately 88 metres downstream of 

Beach Road; and 

• Pedestrian walkways along Church Street and Mission Street, linking to Beach Road. 

 

2026 Design Year: 

• Intersection upgrades might be required at the Beach Road and Mission Street intersection.  The 

type and extent of intersection upgrades will be based on intersection configurations along Beach 

Road at that point in time.  If a signalised intersection is implemented along Beach Road to the 

north of this location, it would allow for platooning of vehicles from the north, therefore no 

upgrades would be required to this intersection.  Should the current intersection configurations 

along Beach Road remain as-is, it might be deemed necessary to convert Church Street to a left-

in, left-out intersection along the east and west approaches, following a road safety investigation 

at that point in time. 
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9 Site Impact Assessment  
This report does not include a Site Traffic Assessment, as the building plans are not yet finalised. 

Reference is however made to general design criteria to be considered in compilation of the site 

development plan. 

 Internal Operations 

Provision should be made for an ease of circulation as part of the internal layout of the planned 

development.  No security-controlled access should be provided to the development. 

 Parking  

Parking provision is an important consideration of any development and would ultimately ensure that 

vehicular traffic is accommodated on-site in its entirety.  Insufficient parking provision would have dire 

consequences on the operational performance of the site and surrounding public roads, as well as on 

road safety.  

 

The George Town Planning Scheme was used to ascertain the parking standards to be adhered to, based 

on the site-specific land use rights, as follows: 

 

• A minimum of 8 parking bays plus 4 bays per 100 sqm GLA would be required for the filling station, 

thus totalling 14 parking bays.  One of these parking bays would need to be accessible to the 

physically disabled. 

• A minimum of 6 parking bays per 100 sqm GLA would typically be required for the retail 

component, thus totalling 48 parking bays.  One of these parking bays would need to be 

accessible to the physically disabled. 

 

Taking the above into consideration, a total of 62 parking bays would be required on the subject site. 

 

 Loading 

A service lane is provided along the eastern boundary of the site, to service the retail component of the 

development.  The George Town Planning Scheme was used to ascertain the loading standards to be 

adhered to, based on the site-specific land use rights, as follows: 

 

• A total of 2 loading bays would be required on the subject site.   

• The turning path of the appropriate design vehicle would need to be tested to ensure that the 

site development plan would be able to accommodate for truck turning movements on site. 

• The filling station forecourt would need to be accessible to a fuel bowser to access the fuel filling 

points. The design vehicle would be a Single Unit plus Trailer (SU+T), with a turning radius of 12.8 

metres. 
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 Throat Length 

Adequate throat length provision is essential in ensuring sufficient operation of a development access 

and preventing possible spill-back onto the surrounding public road. 

 

The WCG Access Management Guidelines (2020) sets out minimum requirements pertaining to access 

throat lengths for driveways serving private commercial or residential developments.  Based on this, the 

following are required: 

 

• An egress throat length of 15 metres is required along a Class 4 road; and 

• An ingress throat length of 15 metres is required along a Class 4 road. 

 

The Site Development Plan would need to make suitable provision for throat lengths for both the ingress 

and egress movements at both the development accesses. 
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10 Development Cost Contribution  
George Municipality has implemented a policy of developer cost contributions with relation to roads 

payable by new developments.  This is to ensure that the road capacity requirements to serve the fast-

growing nature of George and surrounds are implemented as and when development takes place. 

 

It is recommended that cost contributions with relation to roads be determined by the Municipality as 

part of the developer’s bulk contribution.  
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11 Conclusion and Recommendations 

SMEC South Africa (Pty) Ltd was appointed by Pacaltspropdev (Pty) Ltd. to conduct a Traffic Impact 

Assessment for the proposed mixed-use development on Erf 7379 Pacaltsdorp, George. The site 

measures approximately 4 663 square metres in extent and will comprise of a filling station with 

convenience store, retail anchor tenant and line shops.   

 

The subject site is proposed to be served by two accesses, as follows (refer to Figure 5): 

• Access 1: High-volume driveway along Church Street, approximately 88 metres downstream of 

Beach Road; and 

• Access 2: High-volume driveway along Mission Street, approximately 55 metres upstream of 

Beach Road. 

 

It is anticipated that the development would generate 121, 207 and 205 new vehicular trips during the 

Weekday AM, Weekday PM and Saturday Morning Peak Hours respectively. 

 

The following transport improvements are proposed as part of the development: 

2021 Base Year:  

• Access 1: High-volume driveway along Mission Street, approximately 55 metres upstream of 

Beach Road; and 

• Access 2: High-volume driveway along Church Street, approximately 88 metres downstream of 

Beach Road; and 

• Pedestrian walkways along Church Street and Mission Street, linking to Beach Road. 

2026 Design Year: 

• Intersection upgrades might be required at the Beach Road and Mission Street intersection.  The 

type and extent of intersection upgrades will be based on intersection configurations along Beach 

Road at that point in time.  If a signalised intersection is implemented along Beach Road to the 

north of this location, it would allow for platooning of vehicles from the north, therefore no 

upgrades would be required to this intersection.  Should the current intersection configurations 

along Beach Road remain as-is, it might be deemed necessary to convert Church Street to a left-

in, left-out intersection along the east and west approaches, following a road safety investigation 

at that point in time. 

 

It is recommended that cost contributions with relation to roads be determine by the Municipality as part 

of the developer’s bulk contribution. 

 

This Traffic Impact Assessment is supported from a traffic engineering perspective, provided that the 

required improvements be implemented in accordance with appropriate design standards.
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 ailed Access Approval 
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Detailed SIDRA Outputs 
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 Detailed Traffic Counts 

Beach Road and Church Street 

 

VERKEERSTELLING TE: Pacaltsdorp AANTAL VOERTUIE: 9940 LEÊR NO. C1827
STASIE                           : 1
DATUM                          : 13 October 2020 TIPE VERKEER : Light

KWARTIER Beach Road Church St reet Beach Road Church Road Sentrum BEW.

EINDIG NOORD OOS SUID WES TOTAAL UUR
Links Deur Regs Links Deur Regs Links Deur Regs Links Deur Regs VOLUME

06h15 0 28 0 1 0 3 1 54 1 0 0 0 88

06h30 1 37 2 1 0 4 1 102 1 1 0 0 150

06h45 6 55 1 1 1 6 1 199 1 1 0 0 272

07h00 2 48 1 1 0 14 0 273 1 0 0 1 341 851

07h15 4 134 2 1 0 26 5 339 2 0 1 0 514 1277

07h30 8 92 0 1 0 10 0 262 0 0 0 0 373 1500

07h45 7 88 1 2 0 7 1 245 3 0 0 0 354 1582

08h00 4 118 1 1 2 6 4 161 3 0 0 0 300 1541

08h15 4 42 0 2 1 4 0 94 0 0 0 0 147 1174

08h30 3 45 0 0 0 3 0 95 1 0 0 0 147 948

08h45 7 68 0 1 1 5 1 85 2 0 0 1 171 765

09h00 5 59 0 0 1 3 1 80 3 0 0 0 152 617

09h15 5 73 0 2 0 4 0 77 0 0 0 1 162 632

09h30 8 68 0 1 0 4 0 95 0 0 0 0 176 661

09h45 4 59 0 3 1 5 3 87 3 1 0 0 166 656

10h00 6 71 0 1 0 5 0 94 1 0 1 0 179 683

10h15 5 61 1 0 0 2 1 73 2 0 2 0 147 668

10h30 6 46 0 1 1 1 0 87 1 0 0 1 144 636

10h45 6 61 0 1 0 1 3 64 1 0 0 3 140 610

11h00 3 63 0 0 1 2 3 86 0 0 0 0 158 589

11h15 3 66 0 0 0 0 1 79 1 0 0 0 150 592

11h30 7 75 0 0 0 5 4 90 1 0 0 0 182 630

11h45 4 55 0 1 0 3 1 83 0 0 2 2 151 641

12h00 3 68 0 1 0 1 0 77 2 1 0 0 153 636

12h15 7 55 1 0 0 2 3 93 2 1 0 3 167 653

12h30 7 55 0 0 0 1 5 62 1 0 1 0 132 603

12h45 3 77 0 1 0 1 2 99 2 0 1 2 188 640

13h00 4 38 0 0 0 0 2 83 2 2 0 1 132 619

13h15 9 98 1 2 0 0 1 93 1 0 0 2 207 659

13h30 2 56 0 0 0 2 4 61 0 0 1 2 128 655

13h45 4 73 1 1 0 3 1 99 1 0 1 1 185 652

14h00 7 52 0 0 0 4 0 89 3 1 0 1 157 677

14h15 8 90 0 3 0 2 4 105 0 0 2 0 214 684

14h30 10 83 2 1 0 7 2 102 1 2 0 0 210 766

14h45 14 81 0 1 0 2 0 82 1 0 0 0 181 762

15h00 4 56 0 1 0 1 2 77 2 0 0 2 145 750

15h15 3 58 0 1 0 2 2 69 1 0 1 1 138 674

15h30 6 92 0 0 0 0 0 77 1 0 0 1 177 641

15h45 11 90 2 0 0 5 2 85 0 1 1 2 199 659

16h00 4 102 0 0 0 6 3 91 0 1 0 0 207 721

16h15 14 105 1 0 0 9 0 71 1 0 1 2 204 787

16h30 8 151 0 2 0 5 4 103 0 1 3 1 278 888

16h45 14 135 6 2 1 7 3 106 1 0 1 3 279 968

17h00 11 175 1 1 0 2 2 98 0 0 0 2 292 1053

17h15 12 239 2 1 0 9 1 109 9 2 0 1 385 1234

17h30 17 209 1 2 0 4 0 89 2 1 0 0 325 1281

17h45 8 156 0 1 0 1 1 104 0 1 0 0 272 1274

18h00 16 97 0 0 0 6 0 99 1 0 2 0 221 1203

TOTAAL 314 4003 27 43 10 205 75 5127 62 17 21 36 9940  

   KWARTIER VOLUMES
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VERKEERSTELLING TE: Pacaltsdorp AANTAL VOERTUIE: 647 LEÊR NO. C1827
STASIE                           : 1
DATUM                          : 13 October 2020 TIPE VERKEER : Heavy

KWARTIER Beach Road Church St reet Beach Road Church Road Sentrum BEW.

EINDIG NOORD OOS SUID WES TOTAAL UUR
Links Deur Regs Links Deur Regs Links Deur Regs Links Deur Regs VOLUME

06h15 0 6 0 0 0 0 0 6 0 0 0 0 12

06h30 0 4 0 0 0 0 0 5 0 0 0 0 9

06h45 0 9 0 0 0 0 0 9 0 0 0 0 18

07h00 0 6 0 0 0 0 0 9 0 0 0 0 15 54

07h15 0 4 0 0 0 0 0 9 0 0 0 0 13 55

07h30 0 14 0 0 0 0 0 8 0 0 0 0 22 68

07h45 0 3 0 0 0 0 0 12 0 0 0 0 15 65

08h00 1 4 0 0 0 0 0 7 0 0 0 0 12 62

08h15 0 11 0 0 0 0 0 13 0 0 0 0 24 73

08h30 0 9 0 0 0 0 0 9 0 0 0 0 18 69

08h45 0 6 0 0 0 0 0 11 0 0 0 0 17 71

09h00 0 10 0 0 0 0 0 9 0 0 0 0 19 78

09h15 0 9 0 0 0 0 0 5 0 0 0 0 14 68

09h30 1 4 0 0 0 0 0 13 0 0 0 0 18 68

09h45 0 3 0 0 0 0 0 8 0 0 0 0 11 62

10h00 0 9 0 0 0 0 0 7 0 0 0 0 16 59

10h15 0 3 0 0 0 0 0 9 0 0 0 0 12 57

10h30 1 8 0 0 0 1 0 2 0 0 0 0 12 51

10h45 0 5 0 0 0 0 0 4 0 0 0 0 9 49

11h00 0 3 0 0 0 0 0 7 0 0 0 1 11 44

11h15 0 6 0 0 0 0 0 5 0 0 0 0 11 43

11h30 0 6 0 0 0 0 0 6 0 0 0 0 12 43

11h45 0 3 0 0 0 0 0 6 0 0 0 0 9 43

12h00 0 3 0 0 0 0 0 6 0 1 0 0 10 42

12h15 0 7 0 0 0 0 0 4 0 0 0 0 11 42

12h30 0 2 0 0 0 0 0 8 0 0 0 0 10 40

12h45 0 5 0 0 0 0 0 6 0 0 0 0 11 42

13h00 0 4 0 0 0 0 0 2 0 0 0 0 6 38

13h15 0 8 0 0 0 0 0 4 0 0 0 0 12 39

13h30 1 4 0 0 0 0 0 4 0 1 0 0 10 39

13h45 0 3 0 0 0 0 0 8 0 0 0 0 11 39

14h00 0 6 0 0 0 0 0 4 0 0 0 0 10 43

14h15 0 4 0 0 0 0 0 5 0 0 0 0 9 40

14h30 0 5 0 0 0 0 0 6 0 0 0 0 11 41

14h45 0 9 0 0 0 0 0 7 0 0 0 0 16 46

15h00 0 3 0 0 0 0 0 6 0 0 0 0 9 45

15h15 0 6 0 0 0 0 0 6 0 0 0 0 12 48

15h30 0 12 0 0 0 0 0 9 0 0 0 0 21 58

15h45 1 7 0 0 0 0 0 9 0 0 0 0 17 59

16h00 0 8 0 0 0 0 0 8 0 0 0 0 16 66

16h15 0 9 2 0 0 0 0 8 0 0 0 0 19 73

16h30 1 4 0 0 0 0 0 10 0 0 0 0 15 67

16h45 0 12 0 0 0 0 0 6 0 0 0 0 18 68

17h00 0 2 0 0 0 0 0 10 0 0 0 0 12 64

17h15 0 8 0 0 0 0 0 6 0 0 0 0 14 59

17h30 0 5 0 0 0 0 0 8 0 0 0 0 13 57

17h45 0 9 1 0 0 0 0 5 0 0 0 0 15 54

18h00 0 3 0 0 0 0 0 7 0 0 0 0 10 52

TOTAAL 6 293 3 0 0 1 0 341 0 2 0 1 647  

   KWARTIER VOLUMES
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DECLARATION OF SPECIALIST INDEPENDANCE 

• I consider myself bound to the rules and ethics of the South African Council for Natural 

Scientific Professions (SACNASP); 

• At the time of conducting the study and compiling this report I did not have any interest, 

hidden or otherwise, in the proposed development that this study has reference to, 

except for financial compensation for work done in a professional capacity; 

• Work performed for this study was done in an objective manner. Even if this study 

results in views and findings that are not favourable to the client/applicant, I will not be 

affected in any manner by the outcome of any environmental process of which this 

report may form a part, other than being members of the general public; 

• I declare that there are no circumstances that may compromise my objectivity in 

performing this specialist investigation. I do not necessarily object to or endorse any 

proposed developments, but aim to present facts, findings and recommendations 

based on relevant professional experience and scientific data; 

• I do not have any influence over decisions made by the governing authorities; 

• I undertake to disclose all material information in my possession that reasonably has 

or may have the potential of influencing any decision to be taken with respect to the 

application by a competent authority to such a relevant authority and the applicant; 

• I have the necessary qualifications and guidance from professional experts in 

conducting specialist reports relevant to this application, including knowledge of the 

relevant Act, regulations and any guidelines that have relevance to the proposed 

activity; 

• This document and all information contained herein is and will remain the intellectual 

property of Confluent Environmental. This document, in its entirety or any portion 

thereof, may not be altered in any manner or form, for any purpose without the specific 

and written consent of the specialist investigators. 

• All the particulars furnished by me in this document are true and correct. 

 

Specialist: Dr. James Dabrowski (Ph.D., Pr.Sci.Nat. Water Resources)   

Date: 23 April 2021 
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1. INTRODUCTION 

Confluent Environmental was requested by Cape EAPrac to verify the presence of a possible 

watercourse on Erf 7379, Pacaltsdorp, George. A filling station and associated buildings and 

infrastructure are planned for the property. The property occurs within the urban extent of the 

city of George. The scope of work for this report is guided by the legislative definitions as 

specified by the National Water Act (NWA). 

1.1 Definitions 

The Department of Water & Sanitation (DWS) is the custodian of South Africa’s water 
resources and therefore assumes public trusteeship of water resources, which includes 

watercourses, surface water, estuaries, or aquifers. 

A watercourse means: 

• A river or spring; 

• A natural channel in which water flows regularly or intermittently; 

• A wetland, lake or dam into which, or from which, water flows; and 

• Any collection of water which the Minister may, by notice in the Gazette, declare to be 

watercourse, and 

• A reference to a watercourse includes, where relevant, its bed and banks. 

For the purposes of this assessment, a wetland area is defined according to the NWA (Act 

No. 36 of 1998) as: 

“Land which is transitional between terrestrial and aquatic systems where the water table is 

usually at or near the surface, or the land is periodically covered with shallow water, and which 

land in normal circumstances supports or would support vegetation typically adapted to life in 

saturated soil”. 

Wetlands must therefore have one or more of the following attributes to meet the NWA wetland 

definition (DWAF, 2005): 

• A high water table that results in the saturation at or near the surface, leading to 

anaerobic conditions developing in the top 50 cm of the soil; 

• Wetland or hydromorphic soils that display characteristics resulting from prolonged 

saturation, i.e. mottling or grey soils; and 

• The presence of, at least occasionally, hydrophilic plants, i.e. hydrophytes (water 

loving plants). 

1.2 Scope of Work 

The objectives of this assessment included the following: 

• A desktop and site assessment to verify the presence of a wetland on Erf 7379. 

2. APPROACH 

The following rationale was adopted to determine the presence of a watercourse on the site:  
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• Interrogation of available desktop resources including: 

o DWS spatial layers; 

o National Freshwater Ecosystem Priority Areas (NFEPA) spatial layers (Nel et 

al., 2011); 

o National Wetland Map 5 and Confidence Map (CSIR, 2018) – the latest national 

wetland inventory map for South Africa; 

o Western Cape Biodiversity and Spatial Plan (WCBSP) for George 

(CapeNature, 2017). 

• A site visit was undertaken, during which time the following activities were undertaken: 

o Identification and classification of watercourses within the footprint of the site 

according to methods detailed in Ollis et al. (2013);  

o Soil augering to confirm the presence of soil indicators (DWAF, 2005) that may 

indicate the presence of a wetland (if applicable); and 

o Identification of hydrophilic plant species that may indicate the presence of 

wetland plant species (if applicable).  

3. DESKTOP SURVEY 

The site falls within Primary Catchment K (Kromme) and in quaternary catchment K30C 

(Figure 1). According to geospatial data sources, no watercourses (i.e. wetlands or streams) 

are indicated to occur within the footprint of the property (Figure 2). Furthermore, the site does 

not fall within a sub-quaternary catchment (SQC) that has been categorised as a Freshwater 

Ecosystem Priority Area (FEPA) or a Strategic Water Source Area (SWSA). The property is 

bordered by Church Street to the north, Beach Road to the west and Mission Street to the 

south (Figure 3). 
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Figure 1: Location of the property. 

 

Figure 2: Location of the property in relation to mapped freshwater features. 
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Figure 3: Location of property in relation to roads in Pacaltsdorp. 

4. SITE VISIT 

The site visit was undertaken on the 23rd of April 2021. The property consists of vacant land, 

which is crossed by several footpaths. Evidence of dumping and grazing by cattle was visible. 

The property slopes gently downwards from the south-east and north-west to form a natural 

low point drainage area that runs diagonally from the north-east to the south-west along the 

property. The visit confirmed the presence of an excavated linear, earthen drainage canal that 

runs along this low point (Figure 4). The canal receives stormwater from a headwall located 

along Church Street and conveys it through the property under Beach Road via a culvert and 

towards a natural watercourse west of Beach Road. There were no indicators of wetland 

conditions (i.e. wetland plant species or hydromorphic soils) on the slopes leading down 

towards the canal. There were some wetland plant species associated with the ditch, including 

Arundo donnax at the headwall outlet from Church Street and some Cyperus sp. The canal is 

however clearly artificial (as could be seen by the placement of excavated soil along the length 

of the canal) and provides no natural freshwater habitat or ecological function. Photographs 

of the site can be viewed in Figure 5. 
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Figure 4: Location of stormwater canal. 

 

Figure 5: Photographs showing stormwater headwall discharging into Erf 7397 from Church Street 
(A); excavated stormwater canal running from Church Street along Erf 7397 towards Beach Road (B) 

and stormwater inlet on Church Street (C). 



Erf 7379, Pacaltsdorp – Wetland Verification  April 2021 

 

[8]  

5. CONCLUSION 

There is no natural watercourse present on Erf 7379 and it is the opinion of this specialist that 

the further development of the propery is acceptable from a freshwater ecosystem 

perspective.  
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2. Introduction 

 

We as DVP Incorporated Consulting Engineers were appointed by the client, Pacaltsprodev (Pty) Ltd 

to compile a Services Report for submission to the local authority. As part of this process, the 

availability of existing municipal infrastructure in relation to the proposed development must be 

investigated. 

 

This report is aimed at outlining the design philosophy that will be applied when designing the 

internal engineering services for the proposed development. It is also aimed at providing relevant 

data so that the local authority can comment on their ability to accommodate the additional loads 

generated by the proposed development on existing infrastructure. 

 

3. References for Design Criteria 

 

Various recognised design standard documents and guidelines have been used as the design criteria and 

standards for the provision of internal engineering services for the proposed development. 

 

These include: 

- Guidelines for the Provision of Engineering Services for Residential Townships (Blue Book) 

- The Neighbourhood Planning and Design Guide (Red Book) 

- Guidelines for Urban Stormwater Management (UTG4) 

- Structural Design of Urban Roads (UTG3) 

- Geometric Design of Urban Collector Roads (UTG5) 

- Guidelines of Road Construction Materials (TRH14) 

- Structural Design of Interurban and Rural Roads (TRH4) 

- George Municipality: Stormwater By-law 

- George Municipality: By-law Relating to Streets, Sidewalks and Public Places 

- George Municipality: Public Transport By-law 

- George Municipality: Water and Sanitation By-law 

- George Municipality: Water Services By-law to Restrict the Use of Water 

 

All materials, techniques and measurement will be according to the latest relevant SABS 

specifications, specifically the SABS1200, The Standardised Specification for Civil Engineering 

Construction 

 

4. Proposed development 

 

The Proposed development will consist of a filling station combined with a Drive through and a line shop of 

which the total GLE calculates to 863m2. 

 

The resultant area comprises of a yard area, electrical room, Refuse room, toilets, roads, and parking’s. 



 

 

 

  

 

5. Background 

 

Location 

 

The site is described as Erf 7379, Pacaltsdorp. It is 4 663 m2 in extent. The current zoning is  

Single Residential Zone I. The site is located at 34° 0'52.31"S; 22°27'4.90"E (50668.452 Y; 

3765412.558 X). Pacaltsdorp Central is located to the east of the site. 

 

The site is bordered on the northern side by Church Street. It is bordered on the east by Erf 2558. 

Mission Road forms the southern boundary. The site is bordered on the west by the Beach Road. 

 

 
Locality plan 

 

 

Topography 

 

The topography of the site is defined by the existing stormwater furrow creating a valley terrain. 

Generally, the northwestern portion falls from northwest to southeast; the southeastern portion falls 

from southeast to northwest. Generally, the site falls from northeast to southwest with the main 

stormwater furrow.  

 

A comprehensive topographical survey of the site was completed and is attached as Annexure B. 



 

 

 

  

 

A comprehensive geotechnical investigation must be done for input from structural and civil 

engineer. 

 

There are currently no structures on the site. 

 

The site is covered with medium to sparse grass. 

 

6.  Stormwater 

 

Municipal Stormwater System 

 

The site is intersected by a stormwater furrow, which descends from the northern boundary to the 

western boundary. This watercourse enters the site from the northern direction via a stormwater 

pipe beneath Church Street and subsequently departs from the site to the west through another box 

culvert positioned beneath Beach Road. Further to the west, the watercourse discharges into Erf 

7387. 

 

Notably, the elevation at the northern culvert is 200.90, whereas at the western culvert, is 199.45. 

The overall length of the stormwater furrow spans 58 meters. Consequently, the calculated average 

gradient of this watercourse equates to 1:40. 

 

The Existing water furrow is to be re routed outside the erf boundaries of erf 7379 at the cost of the 

developer. 

 

On the northern perimeter of the site, a piped system is situated within Church Street, directing its 

flow from west to east. 

 

Conversely, on the southern boundary of the site, a separate piped system can be found within 

Mission Road, facilitating a west-to-east directional flow. 

 

Runoff and Flow 

 

This will be discussed briefly in this report. For more details and calculations, please refer to the 

separate Stormwater Management Plan compiled by DVP Consulting Engineers. 

 

The basic design principles can be summarised as follows: 

“Storage or attenuation/infiltration measures must provide for the difference between the Pre-

development and Post-development 10-year storm runoffs generated/calculated.”  



 

 

 

  

“The rate of outflow for any recurrence interval storm must be restricted to the pre-development 

runoff flow. The discharge may not exceed the pre-development flows in litres/second.” 

 

The minor system will be designed to cater for the 1:5year return storm, and overland flow will be 

restricted to 60m. Roads and parking areas will be shaped to the main drainage routes and will be 

finished in material that will prevent scouring and erosion. The parking areas will also be designed in 

such a way as to temporarily retain the major storms, to relieve pressure on the main drainage 

routes. 

 

Detailed design of the underground system will be completed with input from the Architect. 

 

Groundwater 

 

Ground water is present on site, A comprehensive geotechnical investigation must be done to 

confirm the extent of ground water present. 

  

 

 
Existing stormwater infrastructure around the site (indicated in green) 

 

 

 

 



 

 

 

  

Materials 

 

Stormwater pipes will generally be Class 100D pre-cast concrete pipes with spigot and socket joints, 

laid on a Class B bed. Minimum pipe diameters on main lines will be 375 millimetres. Pipe diameters 

of catchpit links to be 300 millimetres. The minimum cover on stormwater pipes will generally be 0,8 

metres under sidewalks and 1,0 metre at road crossings. Pipes under roadways shall be bedded and 

backfilled with clean sand compacted to 100% Mod AASHTO and pipes in other areas with approved 

backfill material compacted to 90% Mod AASHTO. Brick built catchpits with double cast iron grid 

inlets will be constructed to collect surface water. Pre-cast concrete ring manholes with precast 

concrete top slabs with ductile iron covers and frames will be constructed. Sub-surface drainage will 

be installed in appropriate areas to act as cut-off drains. Perforated pipes (110-millimetre diameter) 

in stone bedding and blanket with appropriate geofabric filter surround will be used. All subsoil runs 

will not exceed 60m and will terminate in a cleaning eye. 

 

Layout 

 

The minor stormwater system will be designed as a system of underground pipes, with associated 

structures to accommodate the runoff of a 1 in 5-year storm event. Flows will be piped to temporary 

stormwater retention facilities. 

 

The emergency system recognises failure or malfunction of the minor and / or major systems by 

providing continuous overland flow routes in order to minimise flooding of residential areas. 

As with the pipes flows, these overland flow routes will be to retention facilities. 

 

Detailed design of the underground system will be completed with input from the Architect. 

 

See the separate Stormwater Management Plan for the proposed layout of the infrastructure. 

 

7. Foul Sewer 

 

The sewer system will be designed as a conventional waterborne gravity reticulation system. There 

are currently 2 possible connection points to the municipal infrastructure. The first is on the north of 

the development in Church Street. The second is on the south in Mission Street. Connection is to be 

made with a new manhole on the existing sewer line. 

 

 

 

 

 

 

 



 

 

 

  

Discharge and Flow 

 

The flows are calculated as follows: 

 

ADDF= 4.248 Kl/Day 

PDDWF= 5.523 Kl/day 

IPDWF= 7.17 Kl/day 

IPDWWF= 10.341 Kl/day 

 

A peak factor of 1.3 is used. 

Ground infiltration rate of 0.03 L/min/m pipe/ m diameter is used. 

15% stormwater ingress is allowed for. 

 

A minimum flow velocity of 0.7m/second will be achieved at least once per day to enable “self-

cleaning” of the lines. 

 

Materials 

 

Pipes will be standard length, Class 34 heavy duty, solid wall uPVC pipes for both the main lines and 

the individual building connections, both on a bed suitable for flexible pipes. Minimum pipe diameter 

will be 160 millimetres for main lines and 110 millimetres for building connections. A minimum cover 

of 0,9 metres over all pipes outside trafficked areas and 1,2 metres in road reserves will be allowed. 

Pipes under roadways will be bedded and backfilled with clean sand compacted to 100% Mod 

AASHTO and pipes in other areas with approved backfill material compacted to 90% Mod AASHTO. 

Pre-cast concrete ring manholes (suitably waterproofed) with flexible pipe connections will be used. 

Covers and frames will be Type 2A (modified) hinged ductile iron throughout. 

 

Layout 

 

Main lines will generally be located in road reserves. Minimum grade on main lines of 1:150 and 

minimum grade on building connections of 1:60 will be applied. A maximum distance between 

manholes of 90 metres will be allowed. There shall be no change in flow direction where the internal 

angle of change is less than 90°. 

 

 

 



 

 

 

  

 
 Existing municipal sewer infrastructure (indicated in brown) 

 

General 

 

On completion, air pressure testing and mirror testing of the system will be carried out in the 

presence of the Engineer and representatives of the Local Authority. 

 

8. Potable Water 

 

The water system will be designed as a conventional medium pressure reticulation network. 

 

The minimum water connection pipe size required for the development is 110mm diameter. 

 

There are three possible connection points, the first being a 110mm UPVC reticulation pipe located in 

Mission Street to the south of the site. The second point is a 200mm asbestos-cement (AC) 

distribution main located in beach road to the west of the south. The third possible connection point 

is a 300mm asbestos-cement (AC) distribution main located to the north of the site in church street. 

 

 

 

 

 



 

 

 

  

Municipal Supply System 

 

The site is encircled by a multitude of water infrastructure components. 

 

To the North, situated in Church Street, there is a 300mm asbestos-cement (AC) distribution main in 

conjunction with a 90mm (UPVC) reticulation pipe. 

 

To the West of the site, positioned in Beach Road, there is a 200mm asbestos-cement (AC) 

distribution main. 

 

To the South of the site, within Mission Street, there is an existing 110mm UPVC reticulation pipe. 

 

Consumption and Flows 

 

The flows are calculated as follows: 

 

AADD= 6.904 Kl/Day 

TAADD = 8.122 Kl/day 

Peak demand= 13.07 Kl/day 

 

A peak factor of 1.7 is used. 

15% real losses are allowed for. 

 

The fire demand will determine the instantaneous peak demand in the supply. A maximum head of 

90m under static flow conditions will be designed for. A minimum instantaneous peak head of 24m 

will be designed for. The development will be provided with a 110mm connection, which will be 

metered using an 80mm bulk combination water meter that will be installed by a specialist 

contractor recommended by the local authority. 

 

Fire Flow 

 

The development can be classified as “High Risk” with a required flow of 200 litres/second. There 

must be a minimum residual head of 15m at peak demand with superimposed fire flow from one 

hydrant. 

 

 

 

 

 

 

 



 

 

 

  

Materials 

 

Minimum pipe diameter of 110 mm will be installed. Pipes will be SABS approved (SABS 966), 

standard length, Class 12 uPVC pipes on a bed suitable for flexible pipes. All uPVC pipes to utilise 

standard uPVC Z-lock couplings. Bends will be uPVC Class 12, but tees and crosses will be cast iron. 

Minimum cover on water pipes will be 0,9 metres. Specifications for valves as follows: -AVK or similar 

approved Class 16, left-hand closing isolation valves with non-rising spindles in brick built chambers 

with CI bell tobies. Underground type fire hydrants with London round screw thread and appropriate 

extensions and specials in brick built chambers with CI Type 5 FH box with appropriate lettering. 

Pipes under roadways will be bedded and backfilled with clean, imported sand compacted to 100% 

Mod AASHTO and pipes in other areas with approved backfill material compacted to 90% Mod 

AASHTO. Thrust blocks will be cast using Class 20/19 concrete throughout. 

 

Layout 

 

Pipes shall not have a longitudinal grade of less than 0,5%. Fire hydrants shall be located not more 

than 90 metres apart. Fire hydrants shall also be located to double as air release points or scour 

valves as required. The positions of all valves and hydrants shall be marked on the road kerbs 

opposite the valves. The minimum depth to invert on reticulation mains shall not be less than 900 

millimetres and the minimum cover over shop connections shall not be less than 800 millimetres. 

 

General 

 

On completion, hydraulic testing of the system will be carried out in the presence of the Engineer 

and representatives of the Local Authority. 

 

9. Roads 

 

Access to the Property 

 

Access to the property will be of both Church street and Mission Street for the development. 

 

Both access points will serve as both entry and exit points. 

  

Refuse will be collected from the refuse room provided in the yard area of the filling station. 

Adequate space is provided for movement of refuse trucks. 

  

 

 

 

 



 

 

 

  

Materials 

 

Subgrade CBR -7 to 15 minimum (in-situ sand / soil of G7 to G10 quality). 

Subbase CBR -45 minimum at 95% Mod AASHTO (G5 quality). 

Basecourse CBR -80 minimum at 98% Mod AASHTO (G3 quality). 

Continuously graded hot asphalt premix with 80/100 penetration grade bitumen binder, compacted 

to 95% Marshall density. 

Alternatively, 80 millimetre pre-cast interlocking concrete pavers on suitably designed layerworks 

may be used for aesthetic purposes in selected areas.  

All road construction materials will be specified with due consideration for intended application, 

climatic conditions, level of stormwater system incorporated etc. 

 

Material quality control tests and workmanship will be tested throughout the construction period in 

terms of the standard SABS test procedures for compliance with the specifications. 

 

Layout 

 

Parking bays will be 5m long by 2.5m wide perpendicular layout, with 7.5m aisle widths between bays. 

Pedestrian walkways with crossings will be provided for movement from the shops to the parked 

cars. 

Precast concrete kerbs will be used on 75mm concrete bedding. 

Minimum longitudinal grades will be 0.5%, and cross grades will be a minimum of 2%. 

 

10. Solid Waste 

 

The local authority will service the development as far as solid waste is concerned, and will collect 

refuse from the refuse room on the premises.  

 

11. Recommendation 

 

From our analysis of the existing and planned future civil engineering infrastructure, we are confident 

that the planned development can be adequately serviced.  

 

 

 

 

 

 



 

 

 

  

 

Annexure A – Locality 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

  

 

Annexure B – Site Survey 

 

 

 

 

 

 

 

 

 



 

 

 

  

 

Annexure C – Site Development Plan 
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2. Introduction 

 

Our Stormwater Management Plan is aimed at outlining the design philosophy that will be applied 

when designing the minor and major stormwater services for the proposed development. It is also 

aimed at providing relevant data on existing municipal infrastructure, and the ability of this 

infrastructure to accommodate the proposed development. 

 

3. Proposed & Existing Development 

 

The Proposed development will consist of a filling station combined with a Drive through and a line 

shop of which the total GLE calculates to 863m2. 

 

The resultant area comprises of a yard area, electrical room, Refuse room, toilets, roads, and parking’s. 

 

The Site Development Plan (SDP) is presented in Annexure 1. 

 

 

4. Site Location & Characteristics 

 

Location 

 

The site is described as Erf 7379, Pacaltsdorp. It is 4 663 m2 in extent. The current zoning is  

Single Residential Zone I. The site is located at 34° 0'52.31"S; 22°27'4.90"E (50668.452 Y; 3765412.558 

X). Pacaltsdorp Central is located to the east of the site. 

 

The site is bordered on the northern side by Church Street. It is bordered on the east by Erf 2558. 

Mission Road forms the southern boundary. The site is bordered on the west by the Beach Road. 

 

 

The location of the site is presented in Annexure 2. 

 

 

Topography 

 

The topography of the site is defined by the existing stormwater furrow creating a valley terrain. 

Generally, the northwestern portion falls from northwest to southeast; the southeastern portion falls 

from southeast to northwest. Generally, the site falls from northeast to southwest with the main 

stormwater furrow.  

 

A comprehensive topographical survey of the site was completed and is attached as Annexure 3. 

 

 

There are currently no structures on the site. 

 

The site is covered with medium to sparse grass. 



4 

 

  

 

 

Soil and Geotechnical Conditions 

 

A comprehensive geotechnical investigation must be done for input from structural and civil engineer. 

 

5. Stormwater 

 

Municipal Stormwater System 

 

On the northern perimeter of the site, a piped system is situated within Church Street, directing its 

flow from west to east. 

 

Conversely, on the southern boundary of the site, a separate piped system can be found within Mission 

Road, facilitating a west-to-east directional flow. 

 

The site is intersected by a stormwater furrow, which descends from the northern boundary to the 

western boundary. This watercourse enters the site from the northern direction via a stormwater pipe 

beneath Church Street and subsequently departs from the site to the west through another box culvert 

positioned beneath Beach Road. Further to the west, the watercourse discharges into Erf 7387. 

 

 

Runoff and Flow 

 

The Province of the Western Cape: Provincial Gazette Extraordinary 8795 has been applied. 

 

This requires that 1in 10 year Post-development flows be limited to 1 in 10 year Pre-development 

levels, and that water quality be improved. Flows have been calculated using the Rational Method of 

flood calculation. 

 

The minor system will be designed to cater for the 1:5 year return storm, and overland flow routes will 

be provided. Roads and parking areas will be shaped to the main drainage routes and will be finished 

in material that will prevent scouring and erosion.  

 

Existing Water Courses and Bodies 

 

There are no natural water courses on the property. 
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Existing stormwater infrastructure on the property 

 

To the north of the site along Church Street, stormwater from erf 785, as per the municipal GIS diagram, 

is channelled underneath Church Street and released onto the proposed development through a 

headwall structure. 

 

Additionally, at the same location where Church Street creates a low point, stormwater is gathered by 

a catchpit and then directed, via the same headwall, onto the proposed development. 

 

Starting from the headwall entry point, a designated stormwater furrow is contoured to guide the 

water flow towards the western boundary of the site. 

 

Upon reaching the western boundary, another stormwater headwall collects the stormwater. 

Subsequently, in accordance with the municipal GIS, the water flows beneath Beach Road and is 

discharged onto erf 7387. 

 

Notably, the elevation at the northern culvert is 200.90, whereas at the western culvert, is 199.45. The 

overall length of the stormwater furrow spans 58 meters. Consequently, the calculated average 

gradient of this watercourse equates to 1:40. 

 

The Existing water furrow is to be rerouted outside the erf boundaries of erf 7379 with cost being 

deductible from development contributions.  
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`   Stormwater furrow standing upstream looking towards western boundary 
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Discharge point on erf 7387 

 

Proposed new stormwater infrastructure on the property. 

 

New stormwater infrastructure will be required to service the proposed development. 

 

Materials 

 

Stormwater pipes will generally be Class 100D pre-cast concrete pipes with spigot and socket joints, 

laid on a Class B bed. Minimum pipe diameters on main lines will be 375 millimetres. Pipe diameters 

of catchpit links to be 300 millimetres. The minimum cover on stormwater pipes will generally be 0,8 

metres under sidewalks and 1,0 metre at road crossings. Pipes will be bedded and backfilled with clean 

sand compacted to 95% Mod AASHTO density. Brick built catchpits with double cast iron grid inlets will 

be constructed to collect surface water. Pre-cast concrete ring manholes with precast concrete top 

slabs with ductile iron covers and frames will be constructed. Sub-surface drainage will be installed in 

appropriate areas to act as cut-off drains. Perforated pipes with bedding and blanket layers and 

appropriate geofabric filter surround will be used.  

 

Layout 

 

The minor stormwater system will be designed as a system of underground pipes, with associated 

manholes and catchpits and open channels to accommodate the runoff of a 1 in 5-year storm event.  

 

Flows will be piped and accommodated in open channels to discharge into the existing bodies where 

it will be attenuated. 
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The emergency system recognises failure or malfunction of the minor system by providing continuous 

overland flow routes in order disperse the stormwater into the attenuation facilities. 

 

 

6. Applicable Conditions 

 

 

6.1 Rainfall 

 

Rainfall information was obtained from Cap Farm Mapper 3 

 

The mean annual rainfall can be seen on image extracted below. 

 

 

 

From the legend below a mean annual rainfall of 800mm was used for calculation purposes 
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7. Pre-development flows 

 

The site was treated as completely undeveloped for this calculation. 

 

 

 

 

 

 

We have applied the n-factor used for Kerby as 0.3. 
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The Kerby formula was used to calculate the pre-development peak time of concentration. This was 

used to obtain the depth for the various events. The Rational Method was then used to calculate the 

runoff flows.  

 

Our calculations are presented in Annexure 7. 

 

The pre-development flows are as follows: 

 

RECURRENCE 

INTERVAL (YRS) 

10 50 

PEAK (l/s) 62 129.4 

 Notes: 

1. The catchment area is 4663m 

2. The runoff factor is: 

Mean Annual Precipitation= 800mm 

 

 

 

8. Proposed on-site stormwater configuration and restriction of flows 

 

The Bransby Williams formula was used to calculate the post-development peak time of concentration. 

This was used to obtain the depth for the various events. The Rational Method was then used to 

calculate the runoff flows.  

 

The comparison between pre-development and post-development flows are as follows: 

 

Combined 

RECURRENCE 

INTERVAL (YRS) 

10 50 

PEAK PRE-

DEVELOPMENT 

(l/s) 

62 129.4 

PEAK POST-

DEVELOPMENT 

(l/s) 

117.2 192.1 

 

Storm Event Storage Required 

(m3) 

Allowable outflow 

(l/s) 

10 year 14.6 62 

50 year 12.1 129.4 
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9. Improving quality of runoff 

 

Before entering the attenuation ponds, water will pass through a leaf and litter trap. This will remove 

leaves and litter and the larger suspended particles. 

 

In order to remove the Suspended Solids and Phosphates, stormwater will be spread over a wider area, 

at a flatter gradient, thus slowing down the flow in order to allow the suspended particles to settle out. 

 

The receiving heads of the detention area will have silt traps installed. 

 

10. Servitudes 

 

No stormwater servitudes are required over the property. 

 

11. Conclusion 

 

The above serves to confirm that sustainable urban drainage system objectives have been met in the 

proposed development of the property. 
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Annexure 1 – Site Development Plan 
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Annexure 2 – Locality Plan 
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Annexure 3 – Topographical Survey 
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Annexure 4 - Existing Engineering Infrastructure on the Property 
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N
Existing Civil Engineering Services_C/ODVP_BeachRd&ChurchStr 

2023-09-07 13:56

Pipes - Existing System Type
 Future
 Raw
 Bulk
 Distribution Main
 Reticulation
 Raw - Private
 Bulk - Private
 Distribution Main - Private
 Reticulation - Private
 Raw - External
 Bulk - External
 Distribution Main - External
 Reticulation - External
 Fire Reticulation

Closed PIPE
CV
Bridge
Culvert
Encased
Meter
Pipe Sleeve

Nodes

Tanks - Tank Types
all other values

BULK

WTP

GL_TANK

TANK

TOWER

BOREHOLE

DAM

RIVER

WELL

BPT

SUMP

Pumps - Pump Types
 all other values

Closed PUMP
Open PUMP

Valves - Valve Types
 all other values

Closed FCV
Open FCV
Closed PRV
Open PRV
Closed PBV
Open PBV
Closed PSV
Open PSV
Closed TCV
Open TCV

Gravity Pipes! - Generic
 all other values

Bridge
Culvert
Encased
Siphon
Sted
Tunnel

 Rising Mains

Structures! - Generic
all other values

Conservancy Tank

Diversion

Dummy

End Manhole

Interceptor Tank

Manhole

Pump Structure

Rodding Eye

Sub-Catchment

T-Piece

Top End

WWTP

Septic Tank

Flow Meter

Sump

 George Stormwater

 George Frogfoot route

 George MTN lines

 George Neotel route

George Neotel manholes

George Neotel clients

 George DFA lines

George DFA manholes

GEORGE MUNICIPALITY
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Annexure 5 - Stormwater Management Plan 
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Annexure 6 – Stormwater runoff calculations 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Illudas Runoff Data

Subcatchment Name Outlet Node Runoff

Area

ha

Paved

Area

%

Paved

Entry Time

min

Paved Depr.

Storage

mm

Supplementary

Area

%

Grass

Entry Time

min

Grass Depr.

Storage

mm

Soil

Type

A1 1 0.358 0 0 0 0 10 3 B/C

A2 1 0.108 0 0 0 0 7 3 B/C

1 in 10 pre
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Results Summary
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Inflow Calculation Method = Illudas
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     Chicago Storm Coastal Region

     Mean Annual Precipitation = 800 mm

     Return Period = 10 years

     Duration = 120 min

     Time Step = 1 min

     Ratio of Peak/Duration = 0.38

     Factor A = 914

     Factor B = 12.6

     Factor C = 0.737

     Total Depth = 50.7 mm

     Antecedant Moisture Condition = Rather Wet (3)

Routing Method = Time Shift

Proportional Flow Depth = 100 %

Number of Nodes analyzed = 3

Subnetwork 1

     Outfall Node = OUT

     Outlet Level = 198.650 m

     Design Flow = 0.062 m³/s

Accuracy Check

     Volume of inflow = 50.7 m³

     Volume at outfall = 50.7 m³

     Percentage Error = 0.00 %

1 in 10 pre
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Runoff Analysis

Node Name Runoff

m³/s

Surface

Inflow

m³/s

Paved Area

Volume

m³

Grass Area

Volume

m³

Total

Volume

m³

1 0.0620 0.0620 0.000 50.715 50.7

1 in 10 pre
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Overflow Analysis

Link Name Node Name Next Node Name Overflow Node Name Design

Flow

m³/s

Flow

m³/s

Capacity

m³/s

Overflow

m³/s

Storage

m³

Inflow

Storage

m³

L1 1 DAM 0.062 0.062 0.072 0.000 0.0 0.0

LDAM DAM OUT 0.062 0.062 0.072 0.000 0.0 0.0

1 in 10 pre
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Illudas Runoff Data

Subcatchment Name Outlet Node Runoff

Area

ha

Paved

Area

%

Paved

Entry Time

min

Paved Depr.

Storage

mm

Supplementary

Area

%

Grass

Entry Time

min

Grass Depr.

Storage

mm

Soil

Type

A1 1 0.358 90 2 1 0 0 3 B/C

A2 1 0.108 90 2 1 0 0 3 B/C

1 in 10 post

C:\Users\M92p-773\Desktop\alaine pacaltsdorp\NetBakData\Administrator@FILESRV\Disk D\23 DVP A Projects 2023\A3336-PACALTSDORP GEORGE\Civil\DESIGN\STORM\PRE DEV\PRE DEV.st8 Page 3



Results Summary
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Inflow Calculation Method = Illudas
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     Chicago Storm Coastal Region

     Mean Annual Precipitation = 800 mm

     Return Period = 10 years

     Duration = 120 min

     Time Step = 1 min

     Ratio of Peak/Duration = 0.38

     Factor A = 914

     Factor B = 12.6

     Factor C = 0.737

     Total Depth = 50.7 mm

     Antecedant Moisture Condition = Rather Wet (3)

Routing Method = Time Shift

Proportional Flow Depth = 100 %

Number of Nodes analyzed = 3

Subnetwork 1

     Outfall Node = OUT

     Outlet Level = 198.576 m

     Design Flow = 0.062 m³/s

Accuracy Check

     Volume of inflow = 165.3 m³

     Volume at outfall = 165.3 m³

     Percentage Error = 0.00 %

1 in 10 post
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Runoff Analysis

Node Name Runoff

m³/s

Surface

Inflow

m³/s

Paved Area

Volume

m³

Grass Area

Volume

m³

Total

Volume

m³

1 0.1172 0.1172 160.249 5.072 165.3

1 in 10 post
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Overflow Analysis

Link Name Node Name Next Node Name Overflow Node Name Design

Flow

m³/s

Flow

m³/s

Capacity

m³/s

Overflow

m³/s

Storage

m³

Inflow

Storage

m³

L1 1 DAM 0.1172 0.1172 0.1276 0.0000 0.0 0.0

LDAM DAM OUT 0.1172 0.0620 0.0620 0.0552 14.6 0.0

1 in 10 post
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Illudas Runoff Data

Subcatchment Name Outlet Node Runoff

Area

ha

Paved

Area

%

Paved

Entry Time

min

Paved Depr.

Storage

mm

Supplementary

Area

%

Grass

Entry Time

min

Grass Depr.

Storage

mm

Soil

Type

A1 1 0.358 0 0 1 0 10 3 B/C

A2 1 0.108 0 0 1 0 7 3 B/C

1 in 50 pre
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Results Summary
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Inflow Calculation Method = Illudas
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     Chicago Storm Coastal Region

     Mean Annual Precipitation = 800 mm

     Return Period = 50 years

     Duration = 120 min

     Time Step = 1 min

     Ratio of Peak/Duration = 0.38

     Factor A = 1482

     Factor B = 12.6

     Factor C = 0.737

     Total Depth = 82.2 mm

     Antecedant Moisture Condition = Rather Wet (3)

Routing Method = Time Shift

Proportional Flow Depth = 100 %

Number of Nodes analyzed = 3

Subnetwork 1

     Outfall Node = OUT

     Outlet Level = 198.494 m

     Design Flow = 0.129 m³/s

Accuracy Check

     Volume of inflow = 155.7 m³

     Volume at outfall = 155.7 m³

     Percentage Error = 0.00 %

1 in 50 pre
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Runoff Analysis

Node Name Runoff

m³/s

Surface

Inflow

m³/s

Paved Area

Volume

m³

Grass Area

Volume

m³

Total

Volume

m³

1 0.1294 0.1294 0.000 155.658 155.7

1 in 50 pre
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Overflow Analysis

Link Name Node Name Next Node Name Overflow Node Name Design

Flow

m³/s

Flow

m³/s

Capacity

m³/s

Overflow

m³/s

Storage

m³

Inflow

Storage

m³

L1 1 DAM 0.129 0.129 0.210 0.000 0.0 0.0

LDAM DAM OUT 0.129 0.129 0.210 0.000 0.0 0.0

1 in 50 pre
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Illudas Runoff Data

Subcatchment Name Outlet Node Runoff

Area

ha

Paved

Area

%

Paved

Entry Time

min

Paved Depr.

Storage

mm

Supplementary

Area

%

Grass

Entry Time

min

Grass Depr.

Storage

mm

Soil

Type

A1 1 0.358 90 2 1 0 0 3 B/C

A2 1 0.108 90 2 1 0 0 3 B/C

1 in 50 post
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Inflow Calculation Method = Illudas
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     Chicago Storm Coastal Region

     Mean Annual Precipitation = 800 mm

     Return Period = 50 years

     Duration = 120 min

     Time Step = 1 min

     Ratio of Peak/Duration = 0.38

     Factor A = 1482

     Factor B = 12.6

     Factor C = 0.737

     Total Depth = 82.2 mm

     Antecedant Moisture Condition = Rather Wet (3)

Routing Method = Time Shift

Proportional Flow Depth = 100 %

Number of Nodes analyzed = 3

Subnetwork 1

     Outfall Node = OUT

     Outlet Level = 198.494 m

     Design Flow = 0.129 m³/s

Accuracy Check

     Volume of inflow = 277.4 m³

     Volume at outfall = 277.4 m³

     Percentage Error = 0.00 %

1 in 50 post
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Runoff Analysis

Node Name Runoff

m³/s

Surface

Inflow

m³/s

Paved Area

Volume

m³

Grass Area

Volume

m³

Total

Volume

m³

1 0.1921 0.1921 261.839 15.566 277.4

1 in 50 post
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Overflow Analysis

Link Name Node Name Next Node Name Overflow Node Name Design

Flow

m³/s

Flow

m³/s

Capacity

m³/s

Overflow

m³/s

Storage

m³

Inflow

Storage

m³

L1 1 DAM 0.1921 0.1921 0.2103 0.0000 0.0 0.0

LDAM DAM OUT 0.1921 0.1290 0.1290 0.0631 12.1 0.0

1 in 50 post
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APPENDIX 8: APPLICATION FORM 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 
 
 

 
 Planning and Development 

E-mail: town.planning.application@george.gov.za 

Tel: +27 (0)44 801 9477 

 

 

 

LAND USE PLANNING PRE-APPLICATION CONSULTATION FORM 

 

 

PLEASE NOTE: 

Pre-application consultation is an advisory session and is required prior to submission of an application for 

rezoning, consent use, temporary departure and subdivision.  It does not in any way pre-empt the outcome of 

any future application which may be submitted to the Municipality.  

 

PART A: PARTICULARS 

 

Reference number: ____Collab No. 3043297__________________________________________________________ 

 

Purpose of consultation: ___________To discuss proposed land use application__________________________ 

 

Brief proposal: _____________ Rezoning, Consent use _______________________________________________ 

 

Property(ies) description: __________ Erf 7379 Pacaltsdorp____________________________________________ 

 

Date: _5 September 2022_______________________________________________________________________ 

Attendees: 

 Name & Surname Organisation Contact Number E-mail 

Official 
Ilané Huyser George 

Municipality 

044 801 9120 ihuyser@george.gov.za  

Official 
Robert J.v. 

Rensburg 

George 

Municipality 

044 801 9555 rhjansevanrensburg@george.

gov.za  

Pre-applicant 
Nashlin Ramgopal Tshani Consulting 

CC 
067 865 1508 nashlin@tshani.co.za  

 

Documentation provided for discussion:  

(Include document reference, document/plan dates and plan numbers where possible and attach to this form) 

 

____Copy of title deed, locality, site plan, watercourse verification____________________ 

mailto:ihuyser@george.gov.za
mailto:rhjansevanrensburg@george.gov.za
mailto:rhjansevanrensburg@george.gov.za
mailto:nashlin@tshani.co.za
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____________________________________________________________________________________________

____________________________________________________________________________________________

____________________________________________________________________________________________

____________________________________________________________________________________________

___________________________________________________________________________________________ 

 

Has pre-application been undertaken for a Land Development application with the Department of Environmental 

Affairs & Development Planning (DEA&DP)? 

(If so, please provide a copy of the minutes) 

 

Comprehensive overview of proposal: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

YES NO 

Erf 7379, Pacaltsdorp is located where Mission Road and Church Street meets Beach 

Road. It is 4664m² in extent and zoned SRZI. It was zoned BZI which lapsed. 

It is proposed to develop a service station with the associated convenience shop as well 

as an anchor shop with two line shops. A traffic engineer will soon commence the 

process to compile the required traffic statement / assessment. As part of this process, 

the access & exit points will be assessed. Attached hereto is a draft site plan which 

includes 62 parking bays. The preliminary calculations indicate that 52 parking 

bays are required ito the zoning by-law. 

With the rezoning to BZVI for a service station a consent use for shops will be included. 

It is further proposed to develop this filling station below the threshold were an EA ito 

NEMA is required. 

No restrictive conditions were identified in the current title deed. 



 
 

 

 

PART B: APPLICATION PROCESS  

(WILL FULLY APPLY ONLY ONCE LUPA REGULATIONS ARE IN FORCE)  
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PART C: QUESTIONNAIRES 

SECTION A:  

DETERMINATION OF APPLICATION TYPES, PRESCRIBED NOTICE AND ADVERTISEMENT PROCEDURES 

 

Tick if 

relevant  
What land use planning applications are required? 

Application fees 

payable 

X 2(a) a rezoning of land; R 

 2(b) a permanent departure from the development parameters of the zoning scheme; R 

√ 2(c) a departure granted on a temporary basis to utilise land for a purpose not permitted 

in terms of the primary rights of the zoning applicable to the land; 
R 

 2(d) a subdivision of land that is not exempted in terms of section 24, including the 

registration of a servitude or lease agreement; 
R 

√ 2(e) a consolidation of land that is not exempted in terms of section 24; R 

 2(f) 
a removal, suspension or amendment of restrictive conditions in respect of a land 

unit; 
R 

√ 2(g) a permission required in terms of the zoning scheme; R 

√ 

√ 
2(h) 

an amendment, deletion or imposition of conditions in respect of an existing 

approval; 
R 

√ 2(i) an extension of the validity period of an approval; R 

√ 2(j) an approval of an overlay zone as contemplated in the zoning scheme; R 

√ 2(k) an amendment or cancellation of an approved subdivision plan or part thereof, 

including a general plan or diagram; 
R 

√ 2(l) a permission required in terms of a condition of approval; R 

√ 2(m) A determination of a zoning; R 

√ 2(n) A closure of a public place or part thereof; R 

X 2(o) a consent use contemplated in the zoning scheme; R 

 2(p) an occasional use of land; R 

 2(q) to disestablish a home owner’s association; R 

 2(r) to rectify a failure by a home owner’s association to meet its obligations in respect of 

the control over or maintenance of services; 
R 

 2(s) 
a permission required for the reconstruction of an existing building that constitutes a 

non-conforming use that is destroyed or damaged to the extent that it is necessary to 

demolish a substantial part of the building 

R 

Tick if 

relevant 
What prescribed notice and advertisement procedures will be required? 

Advertising 

fees payable 

Y N Serving of notices (i.e. registered letters etc.) R 

Y N Publication of notices (i.e. Provincial Gazette, Local Newspaper(s) etc.) R 

Y N 
Additional publication of notices (i.e. Site notice, public meeting, local radio, website, 

letters of consent etc.) 
R 



 
 

 

 

Y N Placing of final notice (i.e. Provincial Gazette etc.) R 

TOTAL APPLICATION FEE* (VAT excluded): 
To be 

confirmed 

PLEASE NOTE: * Application fees are estimated on the information discussed and are subject to change with 

submission of the formal application and/or yearly application fee increase.   

 

SECTION B: 

PROVISIONS IN TERMS OF THE RELEVANT PLANNING LEGISLATION / POLICIES / GUIDELINES 

QUESTIONS REGARDING PLANNING POLICY CONTEXT YES  NO 
TO BE 

DETERMINED 
COMMENT 

Is any Municipal Integrated Development Plan 

(IDP)/Spatial Development Framework (SDF) and/or 

any other Municipal policies/guidelines applicable? If 

yes, is the proposal in line with the aforementioned 

documentation/plans? 

  X  

Any applicable restrictive condition(s) prohibiting the 

proposal? If yes, is/are the condition(s) in favour of a 

third party(ies)? [List condition numbers and third 

party(ies)] 

  X 
Conveyancer 

certificate to confirm 

Any other Municipal by-law that may be relevant to 

application? (If yes, specify) 
  X  

Zoning Scheme Regulation considerations: 

Which zoning scheme regulations apply to this site? 

____GIZS______________________________________________________________ 

What is the current zoning of the property?  

______SRZI____________________________________________________________ 

What is the proposed zoning of the property? 

 ______BZII with consent for service station________________________________ 

Does the proposal fall within the provisions/parameters of the zoning scheme? 

_______Yes ___________________________________________________ 

Are additional applications required to deviate from the zoning scheme? (if yes, specify) 

_______ To be determined________________________________________ 

 

 

 

QUESTIONS REGARDING OTHER PLANNING 

CONSIDERATIONS 
YES  NO 

TO BE 

DETERMINED 
COMMENT  
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Is the proposal in line with the Provincial Spatial 

Development Framework (PSDF) and/or any other 

Provincial bylaws/policies/guidelines/documents? 

  X  

Are any regional/district spatial plans relevant? If yes, 

is the proposal in line with the document/plans? 
  X  

SECTION C:  

CONSENT / COMMENT REQUIRED FROM OTHER ORGANS OF STATE 

OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES NO 

TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT /  

COMMENT FROM: 

Is/was the property(ies) utilised for agricultural 

purposes? 
 X  

Western Cape 

Provincial 

Department of 

Agriculture 

Will the proposal require approval in terms of 

Subdivision of Agricultural Land Act, 1970 (Act 70 of 

1970)? 

 X  
National Department 

of Agriculture 

Will the proposal trigger a listed activity in terms of 

National Environmental Management Act, 1998 (Act 

107 of 1998) (NEMA)?   

 

  X 

Western Cape 

Provincial 

Department of 

Environmental Affairs 

& Development 

Planning (DEA&DP) 

Will the proposal require authorisation in terms of 

Specific Environmental Management Act(s) (SEMA)? 

(National Environmental Management: Protected 

Areas Act, 2003 (Act 57 of 2003) (NEM:PAA) / 

National Environmental Management: Biodiversity 

Act, 2004 (Act 10 of 2004) (NEM:BA) / 

National Environmental Management: Air Quality Act, 

2004 (Act 39 of 2004) (NEM:AQA) /  

National Environmental Management: Integrated 

Coastal Management Act, 2008 (Act 24 of 2008) 

(NEM:ICM) /  

National Environmental Management: Waste Act, 

2008 (Act 59 of 2008) (NEM:WA)  

(strikethrough irrelevant) 

  X 

National Department 

of Environmental 

Affairs (DEA) & 

DEA&DP 

Will the proposal require authorisation in terms of the 

National Water Act, 1998 (Act 36 of 1998)? 
  X 

National Department 

of Water & Sanitation 

(DWS) 

Will the proposal trigger a listed activity in terms of 

the National Heritage Resources Act, 1999 (Act 25 of 

1999)? 

 X  

South African 

Heritage Resources 

Agency (SAHRA) & 

Heritage Western 

Cape (HWC) 

Will the proposal have an impact on any National or 

Provincial roads? 
  X 

National Department 

of Transport / South 



 
 

 

 

OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES NO 

TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT /  

COMMENT FROM: 

Africa National Roads 

Agency Ltd. (SANRAL) 

& Western Cape 

Provincial 

Department of 

Transport and Public 

Works (DTPW) 

Will the proposal trigger a listed activity in terms of 

the Occupational Health and Safety Act, 1993 (Act 85 

of 1993): Major Hazard Installations Regulations 

 X  
National Department 

of Labour (DL) 

Will the proposal affect any Eskom owned land and/or 

servitudes? 
 X  Eskom 

Will the proposal affect any Telkom owned land 

and/or servitudes? 
 X  Telkom 

Will the proposal affect any Transnet owned land 

and/or servitudes? 
 X  Transnet 

Is the property subject to a land / restitution claims?  X  

National Department 

of Rural Development 

& Land Reform  

Will the proposal require comments from SANParks 

and/or CapeNature? 
 X  

SANParks / 

CapeNature 

Will the proposal require comments from DFFE?  X  

Department of 

Environment, 

Forestry and Fishery 

Is the property subject to any existing mineral rights?  X  
National Department 

of Mineral Resources  

Does the proposal lead to densification to such an 

extent that the number of schools, healthcare 

facilities, libraries, safety services, etc. In the area may 

be impacted on?  

(strikethrough irrelevant) 

 X  

Western Cape 

Provincial 

Departments of 

Cultural Affairs & 

Sport (DCAS),  

Education, Social 

Development,  

Health and 

Community Safety 

 

SECTION D:  

SERVICE REQUIREMENTS 

DOES THE PROPOSAL REQUIRE THE FOLLOWING 

ADDITIONAL INFRASTRUCTURE / SERVICES? 
YES NO 

TO BE 

DETERMINED 

OBTAIN COMMENT 

FROM:  

(list internal 

department) 

Electricity supply: 

 

  X Directorate: Electro-

technical Services 

Water supply:   X Directorate: Civil 
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 Engineering Services 

Sewerage and waste water: 

 

  X Directorate: Civil 

Engineering Services 

Stormwater: 

 

  X Directorate: Civil 

Engineering Services 

Road network: 

 

  X Directorate: Civil 

Engineering Services 

Telecommunication services: 

 

  X  

Other services required? Please specify. 

 

  X  

Development charges: 

 

X    

PART D: COPIES OF PLANS / DOCUMENTS TO BE SUBMITTED AS PART OF THE APPLICATION  

 

COMPULSORY INFORMATION REQUIRED: 

Y N 
Power of Attorney / Owner’s consent if 

applicant is not owner (if applicable) 

 

Y N 
S.G. noting sheet extract / Erf diagram / 

General Plan  

Y N Motivation report / letter Y N Full copy of the Title Deed 

Y N Locality Plan Y N Site Layout Plan 

Y N Proof of payment of fees Y N Bondholder’s consent (To be confirmed)  

MINIMUM AND ADDITIONAL REQUIREMENTS: 

Y N Site Development Plan 

 

Y N Conveyancer’s Certificate 

Y N Land Use Plan  Y N Proposed Zoning plan 

Y N Phasing Plan Y N Consolidation Plan 

Y N Abutting owner’s consent Y N Landscaping / Tree Plan 

Y N 
Proposed Subdivision Plan (including 

street names and numbers) 
Y N Copy of original approval letter 

Y N 

Services Report or indication of all 

municipal services / registered 

servitudes 

Y N Home Owners’ Association consent 

Y N 

Copy of Environmental Impact 

Assessment (EIA) /  

Heritage Impact Assessment (HIA) / 

Traffic Impact Assessment (TIA) / Traffic 

Impact Statement (TIS) / 

Major Hazard Impact Assessment (MHIA) 

/ 

Environmental Authorisation (EA) / 

Record of Decision (ROD) 

(strikethrough irrelevant) 

Y N 
1 : 50 / 1:100 Flood line determination 

(plan / report) 

Y N Other (specify) Y N Required number of documentation copies 

 

 

 

 

 

 



 
 

 

 

 PART E: DISCUSSION  

 

The pre application meeting dated 14 February 2024 (which the applicant has attended) refers.  

 

Town Planning 

• Previous Pre-Applications comments refers and must still be considered.  

• Need to address compliance with MSDF, LSDF, SPLUMA, Zoning Scheme etc. 

• To address how the furrow will be reinforced to mitigate flood risk on the property/site. 

• To address how the stormwater runoff be managed. (Stormwater management plan) 

• To confirm if any NEMA activities are tiggered.   

• To show the parking measurements and manoeuvring space. (at least 2.5m x 5m with a 7.5m manoeuvring 

space)  

• To consider the landscaping on site.  

• All areas and dimensions to be shown on plan.  

 

CES 

• Access : restricted to the existing access within Church and/or Mission street as per the GIZS 2023. Access must 

also comply to York/Beach AMP. 

• Parking: Parking: Must conform to the GIZS 2023.  PT1 will be supported in principle, subject to a parking 

reduction application. No parking allowed within the road reserve.   The developer may be required to have a 

TIA done, which must show all movements, including those of the fuel delivery vehicle. 

•  Water & Sewer:  Available subject to the capacity required. 

• DC's: DC will be applicable and charges with the amendment of building plans submitted. 
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• Stormwater:  Note, development to adhere to the applicable Stormwater by-law. Developer to note of the 

existing stormwater channel which needs to be address within the development. 

• Industrial license:  Developer may be required to apply for an industrial effluent discharge license.  No 

untreated industrial effluent may be discharge into the stormwater system.   Oil traps and other associated 

infrastructure will be required. 

ETS 

• Electrical Services Report to be prepared for implementation stage. 

 

PART F: SUMMARY / WAY FORWARD 

 

Refer to the comments in part E.  

 

OFFICIAL:   Robert Janse van Rensburg                             PRE-APPLICANT: Kreason Naidoo 

  

Town Planner      (FULL NAME)     

 

SIGNED:   _______________________________ SIGNED:  _________________ 

                                   

DATE:  _________21/02/2024__________________   DATE:   10 February 2024  

 

OFFICIAL:   Ilané Huyser   

(Senior Town Planner)           

SIGNED:   ____ _____________  

                                   

DATE:  __22.02.2024                   

  

 



 
 

 

 

 *Please note that the above comments are subject to the documents and information available to us at the 

time of the pre-application meeting and we reserve our rights to elaborate on this matter further and/or request 

more information/documents should it deemed necessary.   

     



 

 
 

 

 

 

 

 

 

 

 

 

 

PLANS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 
 

 

 

 

 

 

 

 

 

 

 

PLAN 4: SITE DEVELOPMENT PLAN  
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