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LIST OF ISSUES, CONCERNS AND QUESTIONS

submitted as Input for Scoping Phase of EIA for the 

LAKES ECO and GOLF RESERVE PROPOSAL

Farm Hoogekraal 182/1

The following document contains a list of issues, concerns and questions that have arisen over the past year and half through consultation with various interested and affected parties, specialists and authorities, as well as from reviewing various specialist reports generated as part of the Application for Guide Plan Amendment and from attending all focus group meetings as part of the public participation process.  Overarching issues are highlighted in the Executive Summary, while this document contains a detailed list of concerns and questions. 

1.
Planning Implications
1.1
LOCAL PLANNING ISSUES
1.1.1 If this project were to be given the go-ahead, urban development of this magnitude would set a major planning precedent for land-use on the northern slopes of the Eden District’s Lakes’ system, opening a whole new corridor of development and urbanization in a currently rural area.  The cumulative impact on surrounding land-use and the potential for urban sprawl must be closely scrutinized.

1.1.2 One of the major planning questions should be whether the establishment of a new town, in a rural area not designed to accommodate it, is feasible or appropriate.  Isn’t it preferable to locate such developments on an urban fringe?  And should a town not evolve and grow steadily and sustainably in response to local circumstances and needs?

1.1.3 The land was purchased well below actual value, being based on agricultural and not township use (R7500 per hectare, even well below current agricultural valuations).  The rezoning of agricultural land to residential can and has already had serious implications in terms of setting a precedent for farmland to be valued as potential township land.

1.1.4 Current rampant development negatively impacts on land reform in the region, with the most obvious effect being massive escalation of land prices.  Market-based land reform is becoming almost impossible with poor landless farmers and communities competing with rich investors and speculators for the same land (Southern Cape Land Committee, 2004). This issue needs serious consideration when assessing the desirability of these exclusive estates, particularly when set in a rural, agricultural context.

1.1.5 The introduction of this type of up-market urban development affects the rates and taxes of surrounding areas.  We would like to ascertain the George and Knysna municipality’s position on this issue of escalating rates, particularly in the light that rising rates could be the very incentive for these decision-making bodies to approve such developments.  Recent exorbitant rate increases in the rural area appears to have “incentivised” rural land owners to consider resort development.

1.1.6 What are the implications for the local authority in supplying services to this rural area should there be incremental pressure for further development as a result of the Lakes Eco development?

1.1.7 Further consideration must be given to the issue of agricultural land being used and transformed for residential and recreational purposes. The need for other land-use forms such as subsistence farming, conservation and commercial farming must be carefully weighed up before a precedent is set that results in the cumulative loss of valuable agricultural land.

1.1.8 The discrepancy that this type of up-market, exclusive estate could potentially create between the wealthy land-owners and poor, rural farm workers also needs careful assessment and consideration.  This aspect is discussed in further detail under section 4.

1.2 CURRENT LEGAL AND PLANNING FRAMEWORKS 

1.2.1 The Western Cape government has recently commissioned a probe into the proliferation of golf estates and polo fields in the Western Cape.  In the Garden Route, there are currently 22+ golf estates and 18+ in various stages of planning.  The findings of this probe must guide the decision-making in terms of the scoping report for Lakes Eco.

1.2.2 One of the guidelines, contained in the Knysna-Wilderness-Plettenbergbay Guide Plan for the south facing slopes of the Lakes Area states: “all structures and facilities in any nature area must be so sited as to cause the minimum damage to the natural environment”.  The South Cape Sub-Regional Structure Plan goes on to state that “The holistic effect of these slopes with their ‘green’ appearance as background to the lakes area must be preserved as far as possible”.

1.2.3 The Draft Spatial Development Framework (SDF) for George states that there should be no creation of urban nodes with residential and social components, within existing rural areas (B.5.6).  This area in question is zoned both agriculture and conservation.

1.2.4 The property is listed in the Sensitive Coastal Zone Area Extension.  What implications does this have for the proposal?   

1.2.5 Both Langvlei and Rondevlei are listed as wetlands of international importance and are thus part of the Ramsar Convention.  Swartvlei adjoins the property in question and is included as a Ramsar buffer zone (Cowan, Dini, van der Walt and Kyle, 1971).  The environmental sensitivity of the southern slopes and shores along Swartvlei, as well as Swartvlei and the lagoon itself, has repeatedly been highlighted by wetland and conservation experts (Allanson, 2004), (Coetzee, 2004), (Hanekom and Russell, 2004), (Cowan, et.al.). The Guide Plan indicates a 100 metre ‘no build’ zone from the shores of Swartvlei.

1.2.6 Wilderness National Parks’ vision for the area includes establishment of corridors between existing Parks land and mountain catchment areas.  This property is one of the last remaining uninhabited green corridors linking the lowlands with the mountains. 

1.2.7 The Protected Areas Amendment Bill, which is still being promulgated, may have implications for this property as it lies adjacent to Wilderness National Park. Under this legislation, neighbouring properties to national parks will be classified as “protected natural environments” with regulations attached to minimize impacts on national park environments (Botha, 2004).

1.2.8 Furthermore, it is WALEAF’s opinion that a Strategic Environmental Assessment that covers the whole of the Garden Route, from Mosselbay to Plettenberg Bay is urgently needed.  The Department of Environmental Affairs has also indicated a need to do such a study for the Southern Cape region.  These large-scale developments should only be considered in the light of such an assessment.     

1.2.9 WALEAF suggests that in order for the government probe (ref.1.2.1), the SDF (ref.1.2.3) and the Protected Areas Amendment Bill (ref.1.2.7) to have effect, all large developments, estates, etc. should be put on hold until such probes are completed and measures in place.

1.2.10 The principles of sustainable development must be a major guiding force throughout the process of assessing this proposal, as well as the “triple bottom line” principle which asserts that there should be sustainability on all levels: economic; social and environmental.

1.3 LAND-USE OPTIONS

1.3.1 The existing Structure Plan zoning for this area is agricultural with an additional zoning of nature area over 30% of the site.  WALEAF considers that the continuation of these dual zonings is essential as a protection against rampant development of the Lakes District.  The rural and wilderness appearance of large green pastoral expanses lends the Garden Route its aesthetic appeal.  Any deviation from this zoning would lead to a continuation of more “leap frog” urban nodal development from Wilderness to Knysna, damaging the very fabric of this scenically beautiful and sensitive nature area.  Even permission for small scale rezoning to resort for low impact hotels, lodges or bushcamps could provide an open door for further development demand.  The Forum suggests that existing zoning should remain in place as this would have the least detrimental ripple effect on the surrounding rural area.  

1.3.2 The purchase price of R 7,5 million (R7500/hectare) was well below even agricultural market value, and considering its aesthetic appeal, would be valued considerably higher.  The current owner surely has many other options for profit from this land that could be investigated by his team of specialists.

1.3.3 Based on the values of Schafer and Robertson (2003), the proportion of transformed land that has at least moderate potential for dryland pastures is 70%, for grain is 61%, while 36% of the land has high potential for erosion (Hanekom and Russell, 2004).  The agricultural specialist report (Schafer and Robertson, 2003), which rates soil types according to their agricultural potential according to selected land utilization types (LUT’s), seems to indicate that farming is not a viable land-use option. However, if the areas under specified soil types are totaled up, a more positive picture for agriculture emerges (Vibert & Saunders Nov 2004).  We would like to see a more in-depth investigation into the agricultural potential of the property considering a range of alternative crops.

1.3.4 The social impact assessment (Malan, 2004) indicates that agricultural zoning has the potential to be a secure source of livelihood sustainability and has the advantage of maintaining the current low-density rural based social identity of residents in the area.

1.3.5 Conservation and agricultural zoning has the benefit of being congruous with the policies and visions for the area (Wilderness National Parks; Protected Areas Act; Guide Plans; George SDF).

2.
Biophysical Environment
2.1
WATER

2.1.1 The availability and sustainability of water is a major issue acknowledged and recognised by everyone concerned and still no satisfactory answers have been found.

2.1.2 The specialist studies on water availability (Kleynhans and Associates, 2004); have been questioned and criticised for various inconsistencies and inaccuracies (Batson, Nov 2004).  In light of this current debate we wish to see full and comprehensive clarification of all the facts and figures that are being disputed.  Some of the main issues in question are as follows:

· In reference to the revised water report not yet available to I&AP’s (Kleynhans, C307-002, 2004) Batson states that Kleynhans has “continued to be over-optimistic in your estimates of the annual volumes of water that are available from the various sources and you still refuse to accept that the balance between the supply and demand of water must be based upon the worst expected combination of circumstances, even though the NEMA requires you to take a risk-averse and cautious approach and to ensure that the proposed development is environmentally sustainable” (Batson, Nov 2004).

· Batson continues in reference to the required Environmental Reserves “required renewable resources must not be used and exploited beyond the level in which their integrity is jeopardised and that negative impacts must be anticipated…Your approach to the assessment of available water supplies has been to ignore drought conditions, to assume that water covered by legally exercised rights or General Allowances is always available and to avoid the problems of providing for Human and Environmental Reserves”.
· In his conclusion Batson writes “This approach is not in line with your engineering background, is contrary to the principles of integrated environmental planning, can be misleading to the developer, can cause delays to the project due to the necessity to make late changes to license applications, can hide significant additional costs and, even more importantly, can give a very biased picture to I&AP’s of the balance between the water demand and water supply on this project” 
2.1.3 In WALEAF’s considered opinion, the recent Kleynhans and Associates Water Report is contradictory, incomplete, misleading and results in a report that can generally be regarded as inaccurate.  The final water report should have been available at the end of October (per Kleynhans and Associates) thus coinciding with the submission of the Draft Scoping Report by HilLand Associates.  Comments made by Mr Kleynhans at the Wilderness Lakes Water Forum meeting on 1st December 2004, suggest that, contrary to the earlier understanding of the Water Forum’s sub-committee, the report will not be formally published before the Scoping Process continues.  We insist on seeing an adequate and accurate update of the water assessment prior to the completion of the scoping process, with time enough to study it, followed by a repeat of the public focus group meeting.  

2.1.4
Due to the substantive and procedural inadequacies surrounding the water report we 

would like to call for a professional third party review of the final report.  

2.1.5 Our understanding of the water situation at this point is that not enough water exists within the rivers systems to supply the project, so alternative water sources will have to be considered, namely: George municipal water supply; ground water sources; acquiring water use rights from surrounding land-owners (questionable in principle); and desalination.  All these options would require comprehensive assessments and each of these would have a range of knock-on effects, connected issues and concerns that would need careful consideration. 

2.1.6 Our original list of questions regarding water still stands and needs clarification: 

· What are the water requirements for the huge number of residential homes, timeshare units, retirement village and hotel? 

· What are the requirements for irrigating 2 golf courses, polo fields, driving ranges, gardens etc. in this specific microclimate and soil-type context?

· How would water requirements be met during times of drought?

· How adequate and reliable will the water supply be into the future?  

· What impact will the development have on the local rivers, lakes, lagoons and sensitive water systems?  What are their present levels and how does drought affect them?

· Would there be any rain water collection from buildings and roads into dams/reservoirs in order to augment the water supply for the development?

· How will sewage be handled?

· What would the effect of the water use on the local catchment areas and other water users, in particular, agriculture?

2.1.7
All aspects of the water supply and usage for this proposal need clarification and verification including the effects on aquatic ecology, outlined in 2.2 below.
2.2 AQUATIC ECOLOGY

2.2.1 Estuarine systems are extremely sensitive to the quality and quantity of water that flows into them.  Swartvlei is considered to be ecologically special and ranks as sixth most important estuary in South Africa in terms of conservation significance when evaluated on size, habitat, zonal type rarity and biodiversity criteria (Hanekom and Russell, 2004). This raises serious questions as to the potential impact of large scale development on the banks of this estuary.  Allanson (2003) suggests that a very serious threat to the functioning of Swartvlei is a reduction in the water flow into Swartvlei due to an increased abstraction from the rivers that feed it.  Furthermore, Allanson’s report warns that “major developments involving extensive and intensive earthworks within an already battered river catchment such as the Klein Wolwe and on the Northern shore of the Western basin, could provide the trigger, setting off changes leading to permanent damage to a quality ecosystem” (Allanson, undated)

2.2.2 Thus, what are the range of potential effects of the proposed development during construction phase and operational phase on the river systems that feed Swartvlei, Swartvlei itself and the wetlands alongside it?  Siltation and eutrophication of water bodies is a great concern.

2.2.3 What are the minimum flow requirements of the Diep/Wolwe River and Klein Wolwe?

2.2.4 What is Swartvlei’s requirement in terms of freshwater quality and quantity?

2.2.5 There are major concerns regarding the possibility of pollution and run-off into Swartvlei, due to factors such as fertilizers and pesticides on the golf courses; sewage contamination, construction and maintenance activities etc.  How will these be planned for, prevented and managed on an ongoing basis?

2.2.6 We would be interested in knowing exactly how the golf-courses and polo-fields would be maintained and managed.  What products would be applied, how often and by what means?  

2.2.7 What are the possible changes in the flow of sediment and siltation rates?   And how could this affect the nutrient/chemical balances of Swartvlei and the salinity levels?

2.2.8 In the event of a flood during the construction phase, what precautions would be taken to prevent large-scale erosion and the siltation of Swartvlei, as happened at Simola and Pezula golf estates, especially in light of the fact that lower sandy areas are very sensitive and extremely erodable?

2.2.9 What is the carrying capacity of Swartvlei with respect to boating and recreational activities, considering issues such as damage to the aquatic vegetation, disturbance to water-birds, noise, air and visual pollution, and public safety? 

2.2.10 If a marina with incoming ferries and boating activities is envisioned, this would lead to an increased demand on Swartvlei.  How would this be controlled and managed?  How does this fit in with the Wilderness National Parks’ vision for Swartvlei?

2.2.11 What will the impact of a massive increase in traffic volumes be on the ecology of Langvlei and Rondevlei, and the possible effects on the movement, feeding and nesting of water-birds within this Ramsar site.

2.2.12 Swartvlei is one of only three lakes in which the threatened knysna sea-horse occurs.  What are the threats to this species?

2.2.13 What are the potential impacts of development on the sensitive wetlands areas of the property?  We would like to see a map indicating all of these wetlands.

2.2.14 What influence would this development have on spawning fish that use the sensitive northwestern shores of the estuary as a nursery?

2.2.15 The fish survey conducted for Lakes Eco (Coetzee, 2003) confirmed the presence of indigenous fish in the tidal influenced reaches of both rivers and the presence of exotics present throughout the Groot Wolwe Rivier.  What is needed is 

· A comparison of the SANParks 2004 fish survey of Site 1 and,

· Similar tests of the rivers passing through properties upstream of the property should be conducted to determine fish species composition and bio-quality of the water. These studies would serve to establish a basal reference for future follow-up surveys and determine where the cause, if any, of river bio-diversity originates.

2.2.16 We would like full clarification and investigation of all aspects raised by the UCT Freshwater Research Unit (Malan, Ractliff and Snaddon, 2004).

2.3 TERRESTRIAL ECOLOGY / FAUNA AND FLORA

2.3.1
What are the possible impacts on the ecological functioning of the various natural communities due to destruction of habitat, decrease in the size of the natural community; changes in availability of food; changes in quality and flow of ground water and eutrophication?
2.3.2 What wildlife routes and corridors exist?  How would these be affected? There is a need to provide both north-south and east-west corridors of natural vegetation over the property that would allow for the dispersal of indigenous plants and uninhibited movement of wildlife species.  Already a small gauge security/game fence has been erected along the George/Knysna Seven Passes Road and down a portion of the eastern boundary, adversely effecting movements of even small animals and reptiles.  This calls into question the developers acceptance of basic ecological principles, and in particular the misleading use of the development name “Eco”.

2.3.3 Pesticides and herbicides used on the golf courses kill off insects and weeds on the course.  This may then affect the food chain by removing food or poisoning food, thereby affecting species further up the chain.  How will this situation be prevented?

2.3.4 A recommendation given in the Fauna Report (Coetzee, 2003) calls for a detailed long-term vegetation control and habitat rehabilitation program to be planned and implemented.  

2.3.5 What impact would an aerodrome/airstrip/high density residential development have regarding disturbances to bird (resident and migratory birds) and other wildlife populations?  If flight paths pass over the Lakes this would invariably unsettle these populations, in particular the fish eagle and the leopard which have repeatedly been sited on the property (Wolwe Rivier gorge) by neighbours.  Already disturbance in this sensitive gorge has occurred with ‘paint ball’ and microlight  sporting activities originating on the Lakes Eco property.

2.3.6 What are the plans to protect the intact Grassy Fynbos and Hydrophytic areas, especially the Afromontane Forest / Subtropical Thicket patches, which have relatively rich plant diversity and provide refuge for four of the five recorded Red Data Book mammal species:  leopard, blue duiker, honey badger and African wildcat (Fauna Report, Coetzee, 2003).

2.3.7 A survey should be done to establish whether the rare butterfly Charaxes karkloof trimeni mentioned in the Status Quo Report (HilLand Associates, 2003) does occur in the Forest and Thicket Unit.

2.3.8 How will the near pristine “Grassy Fynbos” patches (noted by Regalis Environmental Services, 2003) be protected?

2.3.9 What efforts will be made to restore the Coastal Fynbos Unit?

2.3.10 The property is part of a larger area, (including National Parks terrain), that serves important ecological functions.  Two of these functions are to deliver fresh water to the Swartvlei/Rondevlei system and to maintain a diverse array of plant communities with a very high biodiversity index (Regalis Environmental Services, 2003).  What impact will this development have on these ecological functions?

2.4      GEOLOGY/GEOMORPHOLOGY

4.2.1 How stable is the site in terms of the slope, nature of the substrata, compressive strength of soils: can it cope with this size development?   

4.2.2 The Preliminary Geo-Technical Investigation (Siyakhula Lab; 2002) and the Status Quo Report (HilLand Associates; 2003) indicate that much of the soils on site are highly erodable.  There is a great concern regarding large scale erosion on site and the resulting siltation of Swartvlei in the event of a flood, particularly during the construction phase (as occurred at Simola and Pezula golf estates).  

4.2.3 The whole of the central section (about 300 hectares) of the property is situated on “coversand deposits, like Simola Golf Estate, where earth-work took place with disastrous results…The behaviour of these sands, particularly in the context of the (initial) Simola development was cause for considerable alarm. Where such sands overlie a clay-rich or finer-grained substrate (duplex soils) extreme caution with respect to any disturbance of the surface is urged” (Holmes, 2004).  We would like to see further investigation and explanation of this aspect.

4.2.4 The Preliminary Geotechnical Investigation (Siyakhula Lab, 2002), draws attention to the critical importance of drainage and states the following:

· On the flatter portions of the upper plateau, the areas will become saturated in times of incessant rainfall unless measures are taken to ensure adequate runoff without ponding.  This will require extensive use of landscaping and stormwater and subsoil drainage.  

· The sandy areas of the site will also need to be carefully drained as these materials are extremely susceptible to erosion scarring.

· The steep areas of the site will likewise need to be carefully drained to prevent erosion problems.

We would like to see an in-depth investigation and explanation of these aspects.  

4.2.5 The Geotechnical Investigation also notes that because of the size of the project, the required demand for good roadwork and runway materials and because the nearest sources of aggregates are far away (George or Knysna), a source on the property should be found.  The hard outcrops on the escarpment are suggested.  We would like clarification and investigation of what this would entail.

4.2.6 How would the topography be changed in order to accommodate the various aspects of the development, but particularly the golf courses and polo-fields?  This should be illustrated and simulated visually for the different phases of construction, particularly as seen from the N2.  We would also like to see a site specific map indicating all the proposed changes to the landscape.

4.2.7 The whole of the central section (about 300 hectares) of the property is situated on “coversand deposits, like Simola Golf Estate, where earth-work took place with disastrous results…The behaviour of these sands, particularly in the context of the (initial) Simola development was cause for considerable alarm. Where such sands overlie a clay-rich or finer-grained substrate (duplex soils) extreme caution with respect to any disturbance of the surface is urged.” (Holmes, 2002), (also Vibert & Saunders Nov 2004).  Will adequate research in the area be carried out?

4.2.8 How would the lawns (golf course, polo fields, homes, etc) be maintained and fertilized?  What impact would this have on the soils and the plant communities they support?

4.2.9 There is a concern regarding nutrient enrichment of the soils and the detrimental effect of this on fynbos.  It seems unlikely that any mitigatory measures would prevent the draining of nutrient enriched water into adjacent fynbos areas (WCNCB, 2004).  

4.2.10 Would topsoil need to be imported onto the site?  If so, how much would be required and where would it be sourced? 

4.2.11 Based on the values of Schafer and Robertson (2003), the proportion of transformed land that has at least moderate potential for dryland pastures is 70%, for grain is 61%, while 36% of the land has high potential for erosion (Hanekom and Russell, 2004) (Vibert & Saunders, Nov 2004). And see para 1.3.3 above.

4.2.12 The Schafer and Robertson report points out that golf course and housing development is constrained by the deep duplex clay soils which is found on much of the property, as these require careful earthmoving operations.  We would like further explanation of this issue.

4.2.13 A more in-depth investigation into the agricultural potential of the property should be conducted, considering alternative crops such as fynbos. 

3.
Aesthetic and Visual Impact 

3.1
IMPACT ON AESTHETIC VALUES AND RURAL CHARACTER OF AREA
3.1.1 The Wolwerivier valley, Rondevlei and surrounding areas are very rural at present, with mostly small to medium scale farming activities taking place.  This type of development would fundamentally alter the character of the area by creating a new node of urban development.

3.1.2 Visitors to this area are drawn here for the nature and “wilderness” aspect.  A loss of this aesthetic appeal may have a negative impact on the tourism industry of our region.  

3.1.3 As discussed earlier, the impact on the roads network would be substantial. This would have its associated visual and social impacts on the rural community.  Growing community concern is evident regarding safety for pedestrians, children, cyclists (and cattle) who utilize this road daily.  Impacts would also occur on the social networks of rural dwellers living alongside these roads.

3.1.4 Will the development be “security style” with a large wall, fence and entrance gates?  Large security villages are an imported notion, and not a reflection of the rural country atmosphere that exists currently.  They also separate communities rather than aiding integration.  On the George/Knysna Seven Passes Road, tall game/security style fencing has been erected, already negatively impacting the “sense of place” (Brettell, 2004).

3.1.5 An aerodrome and airstrip would severely affect the regions rural character and “sense of place” through impacts such as noise, air and visual pollution, obscuring the evening sky and disrupting wildlife and bird populations.

3.2
VISUAL IMPACT
3.2.1 The development would be of high visibility from the N2 (driving across the Swartvlei bridge and from the view-point located just beyond the Swartvlei beach turnoff) and from the Outeniqua Choe-Tjoe railway bridge. An urban development of this scale would have a major visual impact on these natural scenic vistas, especially during the construction phase (Brettell, 2004).

3.2.2 The development will be a long process over many years, involving different earthmoving phases as well as alien vegetation clearance phases, this also having huge and repeated visual impacts, both for resident neighbours and from the N2 & railway.

3.2.3 The visibility of this development would be amplified substantially due to the reflection on the surface of Swartvlei waters, particularly the light pollution after sunset.

3.2.4 The Visual Resource Management Draft Report (Brink, Stokes, Marais & Moolman, 2004) illustrates the development in its state of completion and recovery, at 20 years.  Simulations of the development at various stages of construction (i.e. 2, 5, 10 years) are required to reflect a more realistic impact.  Architectural drawings and VRM simulations are unrealistic and misleading.  A dedicated aesthetics committee made up of residents could be employed (Brettell, 2004).

3.2.5 The visual screening effect of vegetation is important, but it must be remembered that vegetation can be destroyed from one day to the next, in the case of fire, flood or human intervention and must therefore not be relied upon to mitigate the visual impact of the development.  This aspect must be reflected in the visual assessment process (Leggatt, undated). 

3.2.6 What would be the cumulative visual impact if this development stimulates a ripple effect of development along the shores of the Lakes System?

3.2.7 It is vitally important for the Garden Route to maintain and preserve its beautiful views and vistas, as this is what drives our tourism industry.  Developments that ruin our scenic landscapes and negatively impact public memory will have a devastating effect on eco-tourism potential.

4.
Socio-Economic Environment
4.1 IMPLICATIONS FOR THE SOCIAL ENVIRONMENT

4.1.1 The Social Impact Assessment (Malan, April 2004) indicates considerable impact on the social environment of the affected area.  The main social impacts of the proposed development as highlighted in the Executive Summary of the Malan report are listed below, representing our major concerns:

· Employment creation: The development has the potential to create a significant amount of jobs, the majority being in the construction industry.  However, the Malan study found that George municipal area is currently lacking in skilled workers.   Other employment constraints are: lack of English language skills; unemployability due to alcoholism; lack of transport facilities; and, some local communities seeing the Property as beyond their world of engagement.  Creation of additional construction skills in the area in turn, demands more and more construction over time.  Considering the simultaneous proposal of 18+ golf estates in the Garden Route area at this time, the future sustainability of these jobs is in question.

· In-migration: Large-scale development in the Southern Cape is creating a rapid in-migration of work seekers into the area.  This is placing an increased burden on the provision of low cost housing and other related services.  The social integrity of well established local communities is also threatened by the influx of new-comers into the communities and an increase in the unemployed population becomes an economic burden for these communities.   

· Change in rural lifestyle: The development would significantly alter the rural lifestyle of neighbouring communities and landowners.

· Division of White and Coloured/African communities: The community participatory process would be divisive if the interests of White and Coloured/African communities are played off against each other.

· Marginalisation of poor communities: The building of a high-income golf estate in an area characterized by low levels of income, lack of housing and basic services could further inequality. If vulnerable communities are not empowered to participate in the project evaluation process, the process could further marginalise them.
· Lack of shared vision: There is a lack of shared vision between surrounding communities and the Developer. High levels of distrust from sectors of the community towards the Developer have been evident at meetings. Residents feel that their inputs are used out of context and against their will to support the vision of the Developer. 

· Pollution:  Noise, air and visual pollution concerns have repeatedly been expressed by interested and affected parties.  Pollution from an increase in traffic on the road through Hoekwil, activities related to the proposed aerodrome and domestic animal noise arising from pets of residents of Lakes Eco Golf Reserve have been noted.

· Change in social composition: The Development will lead to a significant change in the social composition of the area. It will most likely be marketed to foreigners and inhabited by residents from high-income areas with a high degree of urban sophistication.

· Services: The Development as proposed will provide some commercial services. Surrounding communities are not likely to make use of these.

· Security: The Development will lead to an increased need for security to protect the Property, and could also indirectly lead to increased security risk for local communities (if accompanied by an influx of unemployed work seekers).

· The road through Hoekwil and Touwsranten: The Development as proposed would lead to a significant increase in traffic through Touwsranten and Hoekwil. This could endanger pedestrians and animals using the road. 

· Water:  Water is a scarce resource that is vital to the social and economic sustainability of local communities. The Development could potentially compromise current sources of water provision.

· Closure of Club Timbers: Club Timbers sawmill could be (has been) closed as an indirect consequence of the Development. The sawmill has been an essential source of livelihood security for employees.

· Cumulative Impact: Development of the Garden Route: The proposed Development contributes massively to the current development of the Garden Route. Development results in cumulative social impacts. The social impact of this development should be assessed within the context of the social impact of the development of the Garden Route as a whole.
4.1.2 We would like to see that the mitigatory measures recommended by Dr Malan (2004) are further investigated and expounded on.  We fully support her vision of social development.


4.1.3 How and where will migrant workers be accommodated and effectively absorbed into the area? 

4.1.4 The proposal has made no provision staff housing on the Lakes Eco property.  We have heard the developer state that he intends to acquire Club Timbers and use this land for staff housing.  There are currently around 200 people living in the informal settlement on Club Timbers property.  Will these people be allowed to stay on?  If not how and where will they be moved?  There are many associated social impacts related to moving a community of people, particularly when moving from a rural context to an urban one.

4.1.5 The net result of proposing an up-market security-village style development with labour housing in separate “locations” is tantamount to proposing a new style of “separate development”.

4.1.6 Many of the local landowners have chosen to live in a rural setting to avoid the security issues facing urban dwellers.  What potential impact would this development, with its “imported ideology” of security fences and gates; do to the level of crime in the area? 

4.1.7 An increase in the local population would result in the need for new or upgraded community resources (i.e. schools, child day care facilities, sporting and cultural facilities and so forth).  What is envisaged on this front?

4.1.8 If the project goes to the EIA phase, it must provide opportunities for community education and capacity building.  Regular feedback and monitoring must be given throughout the EIA process.  All local communities consulted by Dr Malan for the purposes of the SIA should be given feedback on the findings of this study.

4.1.9 Local communities must be informed of both the potential positive and negative impacts of the proposal, during the planning and construction phase, as well as in the operational phase.  This information must be from reliable and trusted sources.

4.1.10 The developer is currently distributing a pamphlet amongst local communities which touts the virtues of this project and claims that the bigger the development the more benefit there will be for everyone (see attached).  Furthermore it states that there is a group of selfish people who would like to stop the development. This is indicative of one of impacts raised by Malan that states that the community participatory process could be divisive if the interests of White and Coloured/African communities are played off against each other.  The pamphlet could also raise the expectations of local communities unrealistically.

4.2 EMPLOYMENT ISSUES

4.2.1 No constructive discussion on job creation (nor social upliftment) can be approached due to the wide variance and poor presentation of job opportunity figures which the differing consultant reports present.  How have the number of jobs for each phase been arrived at?  Questions regarding the reliability of the figures presented in several of the developer’s documents and the most recent public meetings are noted amongst interested and affected parties (Vibert & Saunders Nov 2004).

4.2.2 The developer’s figures for jobs in the operational phase are also unreliable, ranging from 500 - 1000 in documents all produced in July 2004.  How many currently unemployed locals would benefit taken that the large majority of local communities are forestry and farm workers?

4.2.3 Dr Malan’s study indicates that not enough skilled labour in the George municipal area for the construction phase of this project exists.  How would this problem be overcome?

4.2.4 Skills-training becomes essential to ensure viable access to employment opportunities created through the development.  Training locals in construction skills implicitly builds within the local economy the need for continued construction and development into the future.  This brings into question the sustainability of this type of job creation in the long run.  

4.2.5 Given this type of proposed job creation (simultaneously presented by 18+ golf estate proposals) and given the limited water resources for development, does the Garden Route realistically have the capacity for continued development?  This pressure for continued availability of construction jobs feeds into the potential ‘ripple effect’ of development of the local area.

4.2.6 Where would these temporary construction workers be housed?  No housing for workers is planned in the 1010 hectare development.

4.2.7 Would local contractors be used in the construction phase or would  the developer bring in his own contractors?

4.2.8 No attempt has been made to address the inter-related issues of job provision, in-migration, housing, transport, education, crime etc.  

4.2.9 How would local people stand to benefit from the development beyond the employment opportunities it creates?  Would they have access to the property and the sporting facilities?

4.2.10 What social upliftment projects would be considered?  Would a percentage of the profits be spent on these sorts of projects on an on-going basis? 

4.2.11 We would demand some sort of social responsibility contract that would ensure that local people and businesses benefit from the development.  This would also set a sound, socially responsible precedent for future developments in the area.

4.4
SOCIO-POLITICAL ISSUES

4.4.1 This development proposes, once again, a situation where wealthy people block themselves off from the rest of society, in artificially created security towns, often surrounded by high walls or fences and cut off from public access.  An important issue needing serious deliberation is this:  the existence of elite, upper crust establishments, such as Lakes Eco, further entrenches the glaring disparities between rich and poor.  

4.4.2 “A community who were dispossessed of their land and impoverished through forced removals through apartheid legislation are now faced with a new form of dispossession – sale and development of land for the recreational use of the wealthy few at the expense of the livelihoods of the poor” (SCLC, 2004). Are we not in effect continuing to maintain patterns of spatial apartheid through developments such as these? 

4.4.3  “Rampant development of the Southern Cape is negatively impacting land reform in the region, the most obvious dimension being that of rocketing land prices, which has more than trebled over the past 5 years. Thus market-based land reform becomes almost impossible. Poor, landless farmers and communities are competing with rich investors for the same prices” (SCLC, 2004).

4.4.4 It is increasingly difficult for emergent farmers to access land for growing crops or grazing cattle.  The sale and development of agricultural land for residential and recreation purposes sets a dangerous precedent that could lead to a situation where “short term monetary gains are eclipsed by a serious shortage of food producing areas in the country” (WESSA, undated).

4.4.5 Another form of gradualism needs attention:  Farming generally has become less viable in this area due to increasing land prices and rates, increasing risk of water shortages, urban water use having legal priority over agricultural use during times of drought, increasing theft, and farmers themselves preferring to ‘cash in’ on their land values.

4.4.6 Public access to natural resources may also become limited or threatened by these large estates.  “Residents emphasize security issues: fencing, the exclusion of local communities and the maintenance of the core residential elite with unhealthy social implications” (WESSA, undated).

4.5
ECONOMIC ISSUES

4.5.1 What is the long term economic viability of yet another golf estate development in the region given that there are 22 in existence and further 18 being planned?  How will this development stand to benefit the economic environment of the local area and the Garden Route as a whole?

4.5.2 The development may push up property prices and rates in the area.  Who stands to benefit? (foreigners and others who can afford to pay higher prices, property owners, estate agents etc.)  Who loses? (locals, unable to afford land in the area they have lived in for generations).

4.5.3 This urban node may also devalue rural property along the roads leading to the development due to increased traffic, influx of job-seekers without adequate accommodation and other less desirable development along these routes. 

4.5.4 How would the local community benefit from this development?  Would local contractors; labour; craftspeople and so forth be utilized?  What has been the outcome in this regard with other developments of this nature?

4.5.5 The development would have in-house facilities such as restaurants, medical doctor, superette and so forth.  Hence, the economic benefit to the areas facilities is not clear cut.

4.5.6 How would existing tourism infrastructures, namely B&B’s; guesthouses and hotels be affected by the development?  Would they be robbed of the scenic backdrop they have come to rely on?

4.5.7 Over-development of the Garden Route will reduce the charm and lure of the area to tourists, which may negatively impact the eco-tourism prospects of this region.

4.5.8 The Swartvlei estuary supports many local subsistence fishermen.  Should resulting damage to the estuary result, this resource could be negatively affected or completely lost.

4.5.9 How do the proposed benefits of local economic development (through promises such as increased tourism and employment) weigh up against other potentially damaging social and environmental impacts of the project?  Who decides what is more important?

4.5.10 The environment has an economic value which is normally overlooked in EIA’s (ie the estuary provides goods and services such as fishing, recreation, tourism).  If ecosystems become degraded they cost more money to maintain (eg eutrophied water bodies can become choked by aquatic weeds and need to be cleared annually).  The cost (economic and environmental) is unlikely to be borne by the developer.  How will this aspect be considered? 

5.
Services
5.1
ROAD NETWORKS 

5.1.1 The roads en route to the proposed site would be seriously affected during the construction phase of the project.  There would be a massive increase in the volume of heavy as well as light vehicles utilizing the Hoekwil/Seven Passes road as well as the Die Vleie roads.

5.1.2 Initially the developer reassured the concerned public at the one Open Day in December 2003 that the Vleie road would not be used due to its sensitivity as it runs adjacent to two Ramsar sites (Langvlei and Rondevlei).  However, the Traffic Impact Study (Vela VKE, 2004), indicates that the Hoekwil/Seven Passes road will not stand up to the rigours such a large-scale development and that another access road, in addition to the Hoekwil road, will be needed.

5.1.3 A conservative estimate of the number of heavy vehicles that will be used during the construction phase of the infrastructure of the development is approximately 60 000 trips (there and back). This was calculated on the assumption that an average living unit uses about 15 truck load of materials in its construction.  This was then multiplied by 2000 units (a conservative average worked out from the current wish-list which includes 1200 residential homes; 120 unit retirement village; 300 timeshare units; plus all the materials for a hotel, sporting facilities and all other infrastructure that is envisaged).  Added to the figure of 60 000 journeys for infrastructural development, is a further 20 000 trips for the materials needed for the gardens/greens/fields, etc (ie topsoil).  This, when worked out over a 3 year period over five 8 hour working days of the week, comes to an alarming 9 heavy vehicles every hour or one truck every 6/7 minutes.  

5.1.4 This estimate does not include the increase of the light vehicles that would be servicing the project by dropping off various building materials.  As one can extrapolate from the above estimate, a huge increase in light vehicular traffic could be expected on this road.  

5.1.5 The Traffic Impact Study (Vela VKE, 2004) indicates the following:

· total of 892 trips will be generated in the morning peak while 1 125 trips will be generated in the afternoon peak by the development. 

· the conclusion from the capacity analysis is that a single access from the N2 to the proposed development is simply not a workable solution.

· the factors what will also have a severe influence on the capacity of the Hoekwil Road are the narrow road surface, its winding nature, severe gradients and slow moving farm traffic up the escarpment as well as the close proximity of houses and settlements next to the road. 

· Long queues are also expected at the level crossing at the bottom of the escarpment.

5.1.6 The impact of this increased utilization of the Hoekwil road will be immense and varied.  Some of the potential impacts include: the social and physical impact on the communities that live alongside these roads (i.e. impact on social networks, safety and mobility of farming communities); the impact on the road itself; the fact that it passes through a National Park; and the potential impact on the residential areas situated along the dunes on either side of the road coming off the N2 (ie how stable is the dune system that Kingfisher Close and Wilderness East Roads are situated on;  what are the potential cumulative impacts) and the other residential areas (Rondevlei, Duiwerivier). 

5.1.7 Some farmers have raised a concern about getting livestock across the road to grazing camps as well as the possibility of an increase in stock theft. 

5.1.8 The alternative (and shorter) roads leading to the proposed site (Die Vleie road and the Pine Lake Marina road) each pass two Ramsar sites (Langvlei and Rondevlei).  An increase in traffic along these roads will have cumulative impacts on these sensitive sites.  What are the potential impacts and how are these Lakes protected in terms of the Ramsar Convention? What is SANParks’ view on utilizing these roads?

5.1.9 Possible impacts of an increase in volume of trucks and cars on the abovementioned gravel road that have been raised by local residents:  more dust is stirred, which lands on roofs and consequently pollutes rainwater tanks; in particular, diesel and other vehicle emissions being carried by dust and settling on rooftops would contaminate water tanks, with the consequence that drinking water would become toxic.  For most people living in this area, rainwater is the only source of water.

5.1.10 Risks to people who walk/cycle/play/drive cattle/ride horses on these roads are increased (especially for children).

5.1.11 The concerns raised by I&AP’s associated with an increase in traffic are noise pollution and the impact on wildlife (notably tortoises, baboons, monkeys and buck) that traverse this road.

5.1.12 What are the chances in future of these roads getting tarred due to increased utilization?  What are the pros and cons of this? (ie decline of rural character; pedestrians and wildlife more at risk due to increased traffic and speed of traffic; pollution impacts on Lakes caused during the process of tarring as well as oil spills washing into the Lakes instead of being filtered through a sand road, etc).  

5.1.13 The increased traffic on these roads will have a direct impact on the values of properties along these routes as well as on the sense of place and views from these affected properties.  All of these impacts must be thoroughly investigated in a traffic study.

5.1.14 A comprehensive study on the social, physical, economic and ecological impacts of this proposal on the road network is urgently needed and remains crucial to understanding the full implications of this proposal.  

5.1.15 A route finding and a comprehensive road network feasibility study must be done prior to the completion of the Scoping Phase. Neighbours and interested and affected parties should be involved in the scoping process as they may raise issues and alternatives which may be critical to the final investigation and assessment of the impacts of the various roads. 

5.2
WASTE MANAGEMENT AND DISPOSAL
5.2.1 Solid waste: where will this be disposed of and can the site/area cope with this extra burden of solid waste?

5.2.2 Liquid waste:  where and how will this be managed?

5.2.3 What are the possible impacts on the microbiological quality of Swartvlei, and impacts on groundwater? 

5.2.4 The proposed sewerage works is sited in close proximity to two tributary rivers, the Diep (feeding the Wolwe River and Swartvlei) and the Klein Wolwe (feeding the Hoogekraal and Swartvlei).  These systems would potentially be at risk of bio-contamination, especially considering the frequent “hundred year” floods we have experienced in the last decade.

5.2.5
What sustainable waste management practices would be utilized?
5.3 ENERGY/ELECTRICITY SUPPLY

5.3.1 A development of this size would require major energy inputs (electricity for all the homes/hotel/maintenance of lawns and gardens etc). What is the long-term sustainability rating of such a large development?  Can it be justified in terms of the principles of sustainable development? 

5.3.2 Would power lines need to be substantially upgraded?  

5.3.3 How would the development aim to conserve and reduce its energy consumption? Would any form of solar power, solar water heating, and methane gas utilisation be seriously considered?

5.4 IMPACT ON THE SUPPLY OF MUNICIPAL SERVICES

5.4.1 As this development would invariably result in urbanization of the Lakes Area, there would come a time where there would be a need to expand service provision to this entire area.  This responsibility would the fall onto the shoulders of the local authority.  The impact on water supply and sewage services could be large and unsustainable.  

5.4.2 The local authorities and other service providers should indicate if and how they have planned for future service provision in rural areas in the case of rapid development of these areas (particularly in terms of current water restrictions).

5.4.3 Low-cost housing needs would also increase in the event of urbanization.  How would the municipality cope with extra demand for housing when it is currently battling to attend to the housing needs of existing rural communities (+-16000 low cost houses needed, George Municipal figures, 2004).
6.
Conclusions
A resounding NO should be given to this development as it is blatantly inappropriate for this rural area from a planning perspective as well as an environmental and social perspective.  This development would constitute a not so “thin end of the wedge”.  As can be seen from our list of issues and concerns, there are so many potentially negative environmental and social impacts as well as many serious planning implications.  

It is ludicrous that stakeholders have had to spend so much of their time trying to ensure not only that the vast spectrum of issue and concerns are recognized and acknowledged, but that the facts presented to the decision-making authorities are correct, the question on water being the most obvious case  (see para 2.1 above). If these types of proposals are given serious consideration it will only be a matter of time before I&AP apathy and exhaustion gives way to such developments. 

WALEAF’s ultimate vision is for the Wilderness and Lakes Region to be protected and restored as far as possible, while taking into account the social needs already so prevalent without introducing new social problems.  Like the Lakes District in the United Kingdom, this region is one of our most beautiful national heritages and should be respected as such and not further subjected to the degradations of irresponsible developments.  Authorities must take a stand to ensure its concerned constituencies that no amount of money nor argument could convince them to sacrifice this national heritage for future generations. 
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