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EXECUTIVE SUMMARY 
 

INTRODUCTION AND LOCATION 
 
Doug Jeffery Environmental Consulting has been appointed as the independent 
Environmental Assessment Practitioner (EAP) to manage the Environmental Impact 
Assessment (EIA) process for the proposed Evergreen Lake Michelle Retirement 
Development located adjacent to the existing Lake Michelle Estate in Noordhoek, in 
the City of Cape Town (CoCT).  
 
Tony Barbour Environmental Consulting and Research was appointed by Doug Jeffery 
Consulting to undertake a Social Impact Assessment (SIA) as part of the 
Environmental Impact Assessment (EIA). This report contains the findings of the SIA.  
 
PROJECT DESCRIPTION 
 
The proposed development consists of a multifunctional residential development 
(retirement / elderly housing) with an informal layout, guided by the site’s natural 
attributes and characteristics. Four development alternatives have been identified, 
namely: 
 
 Alternative 1; 
 Alternative 2; 
 Alternative 3; 
 No-development Alternative. 
 
Alternative 1 and 2 both involve the establishment of 110 dwelling houses for 
retirement living is proposed. Alternative 1 and 2 will also include a lifestyle centre or 
clubhouse complex, which would provide a range of communal services and facilities 
such as a reception area, bistro/coffee bar/kitchen, dining room, lounge, games 
room, gym, pool, launderette and salon. No frail care facility is included in the 
development. However, Alternative 1 will result in the total loss of the Juncus 
Wetland Area. This option is not supported by the relevant environmental authorities. 
Alternative 2 will conserve approximately 8 000m2 of the Juncus Wetland. 
 
Alternative 3 provides for: 
  
 The wetland and reedbeds as defined by the wetland specialists (Blue Science); 
 A 10 m development setback/buffer as recommended by the wetland specialists 

(Blue Science); 
 The existing laterite track to remain in place; 
 Provision for the clubhouse in its approved location; 
 A resultant development parcel for residential retirement units.  Without 

developing a detailed proposal, the resultant area could accommodate 15 units 
and access roads. 

 
Alternative 3 would only involve the establishment of 15 units. The benefits 
associated with the establishment of a medium sized retirement facility would 
therefore be forgone. The developer has indicated that the development of this 
number of units would not financial viable. 
 
SUMMARY OF KEY FINDINGS 
 
The key findings of the study are summarised under the following sections: 
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 Fit with policy and planning; 
 Construction phase impacts; 
 Operational phase impacts; 
 Cumulative impacts. 
 No-development option. 
 
Alternative 1 and 2 both involve the establishment of 110 retirement units, a lifestyle 
centre or clubhouse complex, which would provide a range of communal services and 
facilities such as a reception area, bistro/coffee bar/kitchen, dining room, lounge, 
games room, gym, pool, launderette and salon. No frail care facility is included in the 
development.  The social impacts associated with Alternative 1 and 2 will therefore 
be similar. The assessment ratings for the construction and operational phase will 
therefore be the same and apply to both Alternatives. Separate assessments have 
therefore not been undertaken.  
 
Alternative 3 would only involve the establishment of 15 units. The benefits 
associated with the establishment of a medium sized retirement facility would 
therefore be forgone. The developer has indicated that the development of this 
number of units would not financial viable. Separate assessments for Alternative 3 
(Construction and Operational Phase) have been provided where required.  
 
POLICY AND PLANNING ISSUES  
 
The legislative and policy context plays an important role in identifying and assessing 
the potential social impacts associated with a proposed development. In this regard a 
key component of the SIA process is to assess the proposed development in terms of 
its fit with key planning and policy documents. The findings of the review indicate:  
 
 The proposed Evergreen Lake Michelle Retirement development falls within an 

IGCA. In these areas the City is committed to servicing existing communities and 
new development subject to available infrastructure capacity. The key informant 
of land use decisions in these areas are the existing built urban footprint and 
approved land use rights. Decisions should be underpinned by, amongst others, 
long-term spatial planning, transport modelling and infrastructure master 
planning.   

 The proposed Michelle Retirement development support a number of objectives 
and principles contained in the WCSDF, CoCTSDF and CoCT IDP; 

 The proposed Evergreen Lake Michelle Retirement development supports a 
number of objectives set out in the CoCT’s Densification Policy. 

 
Based on the review there appear to be no major policy and planning related 
constraints affecting the proposed development from a socio-economic perspective. 
 
CONSTRUCTION PHASE IMPACTS 
 
Potential positive impacts 
 Creation of business and employment opportunities 
 
The construction phase for Alternative 1 and 2 will extend over a period of 
approximately 2 years and, based on information provided by the developer in 2020, 
create in the region of 1000 employment opportunities. Based on figures from similar 
projects, 50% (500) of the employment opportunities will be available for low skilled 
workers, 35% (350) semi-skilled workers and 15% (150) for skilled workers. The 
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total wage bill for the construction phase will be in the region of R 96 million (2017 
Rand values).  
 
The majority of the employment opportunities are likely to benefit local Historically 
Disadvantaged (HD) members of the community. This would represent a significant 
opportunity for the local building sector and members of the local community who 
are employed in the building sector.  
 
The capital expenditure associated with the proposed development is in the region of 
R 400 million (2017 Rand value). The majority of work during the construction phase 
is likely to be undertaken by local contractors and builders. The majority of the 
building materials associated with the construction phase will also be sourced from 
locally based suppliers. The proposed development will therefore also represent a 
positive benefit for the local construction and building sector in the CoCT. The wage 
spend will also benefit the local economy.  
 
Potential negative impacts 
 Impacts associated with the presence of construction workers on site; 
 Security and safety impacts associated with the presence of construction 

workers; 
 Noise, dust and safety impacts associated with construction related activities and 

the movement of heavy vehicles.  
 
The significance of the majority of potential negative impacts associated with 
Alternative 1 and 2 with mitigation was assessed to be of Low Negative 
significance. All the potential negative impacts can therefore be effectively mitigated 
if the recommended mitigation measures are implemented. In addition, given that 
the majority of construction workers will be locally based the potential risk at a 
community level to local family structures and social networks is regarded as Low 
Negative significance.  
 
Table 1 (Alternative 1 and 2) and 2 (Alternative 3) summarises the significance of 
the impacts associated with the construction phase. 
 
Table 1:  Summary of social impacts during construction phase 
(Alternative 1 and 2) 
 
Impact  Significance 

No Mitigation 
Significance 

With 
Enhancement 
/Mitigation 

Creation of business and employment 
opportunities  

Medium (+) Medium (+) 

Presence of construction workers and potential 
impacts on family structures and social 
networks 

Low (-)  Low (-) 

Threat to safety and security Low (-) Low (-) 
Impact of construction related activities (dust, 
noise, safety etc.) 

Low (-) Low (-) 
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Table 2:  Summary of social impacts during construction phase (Alternative 
3) 
 
Impact  Significance 

No Mitigation 
Significance 

With 
Enhancement 
/Mitigation 

Creation of business and employment 
opportunities  

Low (+) Low (+) 

Presence of construction workers and potential 
impacts on family structures and social 
networks 

Low (-)  Low (-) 

Threat to safety and security Low (-) Low (-) 
Impact of construction related activities (dust, 
noise, safety etc.) 

Low (-) Low (-) 

 
OPERATIONAL PHASE IMPACTS   
 
The key social issues affecting the operational phase include:  
 
Potential positive impacts 
 Creation of employment and business opportunities; 
 Broaden the rates base; 
 Creation of a safe and quality retirement accommodation and and rehabilitation 

of wetland areas.  
 
Employment  
The retirement village (Alternative 1 and 2) will create ~ 30 permanent 
opportunities. Additional employment opportunities (approximately 66) will also be 
created by domestic workers, gardeners, carers and frail care workers. The majority 
of the employment opportunities are likely to benefit Historically Disadvantaged 
Individuals (HDIs).  
 
Business 
The operational phase associated with Alternative 1 and 2 will also create 
opportunities for local businesses, such as local maintenance and building 
companies, garden services and security companies, petrol stations, shops and 
restaurants etc.  
 
Rates base 
The monthly rates bill would be in the region of R 2 million per annum (2017 rand 
values) for Alternative 1 and 2. In addition the proposed development would also 
generate revenue for the CCT from the consumption of water and electricity.  
 
Safe and quality living environment  
The proposed development of 110 units associated with Alternative 1 and 2 will 
contribute to meeting the growing need for safe and secure retirement 
accommodation. The proposed Lake Michelle Retirement Village is also designed to 
create a safe and quality living environment for residents, including the 
establishment of an open space system linked to the rehabilitation of the wetland. 
The findings of the Mid-2015 report by Statistics SA indicate that the development of 
retirement facilities was not keeping pace with the demand. The development does 
not however meet the need for more affordable retirement accommodation. 
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Potential negative impacts 
 Potential impact on Lake Michelle Estate and existing residents; 
 Impact on traffic and bulk services1.  

 
Impact on Lake Michelle Estate and existing residents 
A number of issues and concerns were raised during the interviews with the 
representative from Lake Michelle Estate. The issues raised do not lend themselves 
to assigning a significance rating. However, they need to be brought to the attention 
of the developer for consideration and clarity. The issues raised are listed in Section 
4.4.4 (p45). 
 
Table 3 (Alternative 1 and 2) and 4 (Alternative 3) summarises the significance of 
the impacts associated with the operational phase. 
 
Table 3: Summary of social impacts during operational phase (Alternative 1 
and 2) 
 
Impact  Significance 

No Mitigation 
With 

Enhancement 
/Mitigation 

Employment and business opportunities Medium  (+) Medium (+) 
Broaden the rates base for the local 
municipality 

Medium (-)2 Medium (+) 

Meeting need for retirement 
accommodation and creation of safe and 
quality living environment for retirees 

High  (-)3 High (+) 

 
Table 4: Summary of social impacts during operational phase (Alternative 3) 
 
Impact  Significance 

No Mitigation 
With 

Enhancement 
/Mitigation 

Employment and business opportunities Low (+) Low (+) 
Broaden the rates base for the local 
municipality 

Low (-)4 Low (+) 

Meeting need for retirement 
accommodation and creation of safe and 
quality living environment for retirees5 

See Footnote See Footnote 

 

 
1 The potential impact on traffic and bulk services is addressed under Cumulative Impacts 
2 Assumes that development does not proceed, and potential benefit is forgone 
3 Assumes that development does not proceed, and potential benefit is forgone 
4 Assumes that development does not proceed, and potential benefit is forgone. 
5 Alternative 3 would only involve the establishment of 15 units. The benefits associated with 
the establishment of a medium sized retirement facility would therefore be forgone. The loss 
would only affect retirees who would potentially benefit from the proposed Lake Michelle 
retirement development. However, one can assume that such facilities would be available at 
other locations both in the CoCT and the Western Cape. A separate assessment of Alternative 
3 has therefore not been undertaken. 
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CUMULATIVE IMPACTS  
 
Cumulative impacts on traffic and bulk services 
The potential negative cumulative impacts associated with Alternative 1 and 2 are 
linked to impact on traffic and bulk services. This was raised as key concern by 
representatives from NEAG, the Noordhoek Ratepayers Association, and Lake 
Michelle Estate. Developments in the Deep South study area over the last 10 or so 
years has created increasing traffic congestion problems, specifically for Ou Kaapse 
Weg and Fish Main Road that extends through Clovelly, Kalk Bay and St James. The 
establishment of the proposed Lake Michelle Retirement Village may contribute to 
the traffic volumes on the road system in the Deep South. The contribution may add 
to the traffic associated with a number of other proposed developments in the area, 
including Chapman’s Peak Estate (above Sun Valley) and proposals for a school and 
housing estate on the large open space adjacent to the intersection between 
Noordhoek Main Road and Silvermine Road.  
 
The findings of the Traffic Impact Assessment (TIA) undertaken by ITS Engineers 
(Pty) Ltd (November 2016) part of the EIA indicate that that the impact on the 
transportation network associated with Alternative 1 and 2  in the vicinity of the site 
is expected to be marginal. 
 
The findings of the civil services study undertaken by as part of the EIA by ICON 
Consulting Engineers (ICON, September 2017) indicate that the proposed 
development of Alternative 1 and 2 can be adequately serviced with both external 
and internal services. The report also notes that this has further been confirmed by 
the City of Cape Town bulk services capacity report dated the 3 November 2017.   
 
Cumulative impact on local economy 
The potential positive cumulative impacts associated with Alternative 1 and 2 are 
linked to the benefits to the local economy associated with expenditure by residents 
of the retirement village. As indicated this would create opportunities for local 
businesses in the Fish Hoek area, such restaurants, shops and service providers 
(security, landscaping, house maintenance etc.). These benefits would be forgone for 
Alternative 3. 
 
NO DEVELOPMENT OPTION 
 
The No-Development option would represent a lost opportunity for the local economy 
the CCT and the potential residents who would benefit from the living in a safe and 
well-designed estate. The lost opportunity relates the employment opportunities 
associated with the construction and operational phase, as well as the benefits 
associated with the broadening the CCT’s rates base. The No-Development option is 
not supported.  
 
CONCLUSION  
 
The findings of the SIA indicate that the proposed Lake Michelle Retirement Village 
falls within an Incremental Growth and Consolidation Area (IGCA). In these areas the 
City is committed to servicing existing communities and new development subject to 
available infrastructure capacity.  The proposed development therefore complies with 
and is supported by the local land use planning proposals for the site. The findings of 
the SIA also indicate that the construction and operational phase for Alternative 1 
and 2 would result in a number of positive social benefits for the local community 
and the area as a whole. These include the creation of employment and business 



 
Lake Michelle Retirement Development SIA Report   October 2020 
 

vii

opportunities and broadening of the rates base. In this regard, the proposed 
development is located next to an area classified as a “very needy” area. This area 
corresponds to Masiphumelele.The proposed development therefore has the potential 
to create employment opportunities for community members from Masiphumelele.  
 
The proposed development would also assist to meet the need for retirement 
accommodation and create a safe and quality living environment for retirees. The 
findings of the SIA also indicate that all of the potential negative impacts can be 
effectively mitigated.  
 
However, Alternative 1 would result in the total loss of the Juncus Wetland Area, 
while Alternative 2 would conserve and area approximately 8 000 m2 of the Juncus 
Wetland Area. Alternative 2 therefore represents the preferred alternative.  
 
It is therefore recommended that Alternative 2 of the proposed Evergreen Lake 
Michelle Retirement Village development be supported, subject to the 
implementation of the recommended enhancement and mitigation measures 
contained in the SIA report and other specialist studies.  
 
A number of issues and concerns raised during interviews with the representative 
from Lake Michelle Estate have a potential bearing on the current and future 
residents of Lake Michelle Estate. The developer, Evergreen, should meet with the 
representatives from Lake Michelle Estate and provide clarity on these issues before 
proceeding with the development of the Lake Michelle Retirement Village.  
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ACRONYMS 
 
COCT  City of Cape Town  

DEA&DP  Department of Environmental Affairs and Development Planning  

DEA  Department of Environmental Affairs  

EIA  Environmental Impact Assessment 

GDP  Gross Domestic Product 

HD  Historically Disadvantaged 

IDP  Integrated Development Plan 

LED  Local Economic Development 

PSDF  Provincial Spatial Development Framework  

SDF  Spatial Development Framework 

SDP  Spatial Development Plan  

SIA  Social Impact Assessment  

WCP  Western Cape Province  
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CONTENTS OF THE SPECIALIST REPORT – CHECKLIST 
 
Regulation GNR 326 of 4 December 2014, as amended 7 April 
2017, Appendix 6 

Section of Report  

(a) details of the specialist who prepared the report; and the expertise 
of that specialist to compile a specialist report including a curriculum 
vitae;  

Section 1.5, 
Annexure C 

(b) a declaration that the specialist is independent in a form as may 
be specified by the competent authority; 

Section 1.7, 
Annexure D 

(c) an indication of the scope of, and the purpose for which, the report 
was prepared;  

Section 1.1, 
Section 1.2 

(cA) an indication of the quality and age of base data used for the 
specialist report; 

Section 1.5, 
Section 3 

(cB) a description of existing impacts on the site, cumulative impacts 
of the proposed development and levels of acceptable change; 

Section 4 

(d) the duration, date and season of the site investigation and the 
relevance of the season to the outcome of the assessment;  

N/A for SIA 

(e) a description of the methodology adopted in preparing the report 
or carrying out the specialised process inclusive of equipment and 
modelling used;  

Section 1.2, 
Annexure B 

(f) details of an assessment of the specific identified sensitivity of the 
site related to the proposed activity or activities and its associated 
structures and infrastructure, inclusive of a site plan identifying site 
alternatives;  

Section 4,  
Section 5 

(g) an identification of any areas to be avoided, including buffers;  N/A 

(h) a map superimposing the activity including the associated 
structures and infrastructure on the environmental sensitivities of the 
site including areas to be avoided, including buffers;  

N/A for SIA 

(i) a description of any assumptions made and any uncertainties or 
gaps in knowledge;  

Section 1.5 

(j) a description of the findings and potential implications of such 
findings on the impact of the proposed activity, including identified 
alternatives on the environment, or activities; 

Section 4 
Section 5 

(k) any mitigation measures for inclusion in the EMPr;  Section 4 

(l) any conditions for inclusion in the environmental authorisation;  Section 4 
Section 5.3 

(m) any monitoring requirements for inclusion in the EMPr or 
environmental authorisation;  

N/A 

(n) a reasoned opinion—  
i. as to whether the proposed activity, activities or portions thereof 
should be authorised;  
iA. Regarding the acceptability of the proposed activity or activities; 
and  
ii. if the opinion is that the proposed activity, activities or portions 
thereof should be authorised, any avoidance, management and 
mitigation measures that should be included in the EMPr or 
Environmental Authorization, and where applicable, the closure plan;  

Section 5.4 

(o) a summary and copies of any comments received during any 
consultation process and where applicable all responses thereto; and  

Annexure A, lists 
key stakeholders 
interviewed 

(p) any other information requested by the competent authority  N/A 

Where a government notice gazetted by the Minister provides for any 
protocol or minimum information requirement to be applied to a 
specialist report, the requirements as indicated in such notice will 
apply. 

 

 



SECTION 1:  INTRODUCTION    
 
 

1.1 INTRODUCTION 

 
Doug Jeffery Environmental Consulting has been appointed as the independent 
Environmental Assessment Practitioner (EAP) to manage the Environmental Impact 
Assessment (EIA) process for the proposed Evergreen Lake Michelle Retirement 
Development located adjacent to the existing Lake Michelle Estate in Noordhoek, in the 
City of Cape Town (CoCT) (Figure 1.1).  
 
Tony Barbour Environmental Consulting and Research was appointed by Doug Jeffery 
Consulting to undertake a Social Impact Assessment (SIA) as part of the Environmental 
Impact Assessment (EIA). This report contains the findings of the SIA.  
 

 
Source: ITS Engineers  
 
Figure 1.1: Location of Evergreen Lake Michelle Retirement site  

1.2 TERMS OF REFERENCE AND APPROACH TO STUDY    

 
The terms of reference for the SIA require:  
 
 A description of the environment that may be affected by the activity and the 

manner in which the environment may be affected by the proposed development;  
 A description and assessment of the potential social issues associated with the 

proposed development and the associated alternatives; 
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 Identification of enhancement and mitigation measures aimed at maximizing 
opportunities and avoiding and or reducing negative impacts. 

 
The approach to the SIA study is based on the Western Cape Department of 
Environmental Affairs and Development Planning Guidelines for Social Impact 
Assessment (DEADP, 2007). The key activities in undertaken as part of the SIA process 
as embodied in the guidelines included: 
 
 Describing and obtaining an understanding of the proposed intervention (type, scale, 

and location), the settlements, and communities likely to be affected by the 
proposed project; 

 Collecting baseline data on the current social and economic environment; 
 Identifying the key potential social issues associated with the proposed project; 
 Site visit and semi-structured interviews with key stakeholders and affected 

individuals and communities; 
 Assessing and documenting the significance of social impacts associated with the 

proposed intervention; 
 Consideration of other renewable energy projects that may pose cumulative impacts. 
 Identification of enhancement and mitigation measures aimed at maximizing 

opportunities and avoiding and or reducing negative impacts; and 
 
The identification of potential social issues associated with proposed facility is based on 
observations during the project site visit, interviews with key stakeholders, review of 
relevant documentation and experience with similar projects. Annexure A contains a list 
of the secondary information reviewed and interviews conducted. Annexure B outlines 
the assessment methodology used to assign significance ratings during the assessment 
phase.  
 
One of the key challenges facing SIA does not necessarily involve the physical disruption 
of human populations, but understanding the meanings, perceptions and/or social 
significance of these changes. In order to understand the role of social assessment in 
the EIA process one needs to define what social impacts are. This issue is complicated 
by the way in which different people from different cultural, ethic, religious, gender, and 
educational backgrounds etc., view the world. This is referred to as the “social construct 
of reality”. The social construct of reality informs people’s worldview and the way in 
which they react to changes. However, in many instances these constructs are 
frequently treated as perceptions or emotions, to be distinguished from “reality.”  
 
The social construct of reality is a characteristic of all social groups, including the 
agencies that attempt to implement changes, as well as the communities that are 
affected (Guidelines and Principles for Social Impact Assessment, 1994). The tendency 
of development agencies and proponents to dismiss the concerns of others as being 
merely imagined and perceived is therefore a key issue that needs to be addressed by 
social impact assessments. 
 
 
1.3 OVERVIEW OF THE PROJECT   
 
The proposed development consists of a multifunctional mixed-use residential 
development (retirement / elderly housing) with an informal layout, guided by the site’s 
natural attributes and characteristics. Four development alternatives have been 
identified, namely: 
 
 Alternative 1 (Figure 1.2); 
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 Alternative 2 (Figure 1.3); 
 Alternative 3 (Figure 1.4); 
 No-development Alternative. 
 
Alternative 1 and 2 both involve the establishment of 110 dwelling houses for retirement 
living is proposed. Alternative 1 and 2 will also include a lifestyle centre or clubhouse 
complex, which would provide a range of communal services and facilities such as a 
reception area, bistro/coffee bar/kitchen, dining room, lounge, games room, gym, pool, 
launderette and salon. No frail care facility is included in the development. 
 
However, Alternative 1 will result in the total loss of the Juncus Wetland Area. This 
option is not supported by the relevant environmental authorities.  
 
Alternative 2 is the preferred alternative and involves the and locates the clubhouse 
along the access road with views to the north-west. The alternative makes provision for 
the redirection of the existing south eastern stormwater channel feeding into Lake 
Michelle.  A portion of the existing Juncus Wetland area measuring approximately 8 
000 m² has been retained. To conserve this area the development clusters are 
denser. The central conservation area is approximately the same size at in Alternative 1 
but slightly reconfigured to fit with the development footprint.  For the most part 
development (other than the internal road along Noordhoek Main Road and one unit) 
does not encroach into the proposed buffer zone. It is proposed that the storm water 
management occur within the buffer zone, and that water is filtered through the Juncus 
Wetland area before discharging into the SANPARKS controlled Papkuilsvlei. 
 
The existing wetlands on the site will be rehabilitated and an integrated open space 
system will be established as part of the design, including the provision of footpaths and 
boardwalks through the open space system. Access to the retirement village would be 
provided from the existing western and eastern main access roads of Lake Michelle.  
 
It is anticipated that construction of the proposed development would take 24 months 
and create 300 construction related employment opportunities. It is estimated that ~ 30 
employment opportunities will be created during the operational phase. 
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Figure 1.2: Alternative 1  
 

 
Figure 1.3: Alternative 2  
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Alternative 3 provides for: 
  
 The wetland and reedbeds as defined by the wetland specialists (Blue Science); 
 A 10 m development setback/buffer as recommended by the wetland specialists 

(Blue Science); 
 The existing laterite track to remain in place; 
 Provision for the clubhouse in its approved location; 
 A resultant development parcel for residential retirement units.  Without developing 

a detailed proposal, the resultant area could accommodate 15 units and access 
roads. 

 
The proponent has indicated that Alternative 3 is not financially feasible due the limited 
number of units.  
 

 
 
Figure 1.4: Alternative 3  
 
No development alternative  
 
The no-development alternative would involve no development and maintain the current 
status quo.  
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1.4 OVERVIEW OF THE STUDY AREA AND SURROUNDING LAND USES   
 
The proposed retirement village site is located in the Southern Planning District, Sub-
council 19, which consists of three wards (69, 64 and 61) and stretches from 
Muizenberg to Kalk Bay, Ocean View, Masiphumelele, Fish Hoek and Simon’s Town along 
the False Bay coastline and ends at Cape Point. The major roads that run through 
Subcouncil 19 include Ou Kaapse Weg, Chapman’s Peak Drive-Noordhoek Main Road, 
Kommetjie Main Road, Boyes Drive and Prince George's Drive. Ward 69 includes 
Noordhoek, Ward 64 Fish Hoek and Ward 61, Simon’s Town. The site is located in Ward 
69.  
 
The 19.2 hectare site is located between the developed phases of Lake Michelle (i.e. 
Phases 1 – 7) to the southwest and Noordhoek Main Road to the northeast. The 
Papkuilsvlei wetland is situated to the west of the site and further wetland areas occur to 
the southeast of the site. The existing Lake Michelle development currently consists of 
353 residential units6 (Phase 1-7).  
 
The immediate surrounding land uses include the Noordhoek Wetlands, which fall within 
the Table Mountain National Park, to the west of the site, and Crofters Valley residential 
area located to the north east of the site. The Noordhoek Sports Fields are located 
approximately 400 m to the north of the site and are separated from the site by open 
land. The paddocks area of Noordhoek, which consists or erven of a minimum size of 8 
000 m2, is located to the north of the sports fields. Many of the properties in the 
paddocks area accommodate horses. The Cape Dutch Nursery complex, which includes 
the Noordhoek Pole Yard and a small restaurant, is also located to the north of the 
sports fields, approximately 700m from the site. The Green Acres Pre-Primary School is 
located immediately opposite the Cape Dutch Nursery, at the intersection between the 
Noordhoek Main Road and Sea Cottage Drive Road.    
 
The Sun Valley and Long Beach Mall complexes are located 800 m and 1 km to the south 
and south west of the site respectively. The middle-income suburb of Sunnydale and the 
low income suburb of Masiphumelele are located 700 m and ~ 1.4 km to the south west 
of the site respectively. Other residential areas in the vicinity of the site include Sun 
Valley and Capri to the south east and south of the site respectively. The intersection 
between the Noordhoek Main Road and Ou Kaapse Weg is located ~ 900m to the south 
east of the site.  
 

1.5 ASSUMPTIONS AND LIMITATIONS 

1.5.1 Assumptions  

Identification of area for the proposed development  
It is assumed that the site represents a technically suitable site for the establishment of 
a retirement development.     
 
Fit with planning and policy requirements 
Legislation and policies reflect societal norms and values. The legislative and policy 
context therefore plays an important role in identifying and assessing the potential social 
impacts associated with a proposed development. In this regard a key component of the 
SIA process is to assess the proposed development in terms of its fit with key planning 

 
6 Janet Cannan Lake Michelle Estate, pers. comm.  
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and policy documents. Should the findings of the study therefore indicate that the 
proposed development in its current format does not conform to the spatial principles 
and guidelines contained in the relevant legislation and planning documents, and there 
are no significant or unique opportunities created by the development, the development 
cannot be supported.  
 
In terms of the City of Cape Town’s Municipal Spatial Development Framework (2018), 
the proposed Lake Michelle Retirement Village falls within an Incremental Growth and 
Consolidation Area (IGCA). In these areas the City is committed to servicing existing 
communities and new development subject to available infrastructure capacity. 
 
Interviews with stakeholders 
The interviews with selected stakeholders were undertaken in 2017. It is assumed that 
the issues raised in 2017 remain valid.  

1.5.2 Limitations 

Follow-up interviews 
As indicated above, the interviews with selected stakeholders were undertaken in 2017. 
No follow-up interviews have been undertaken in the interim.  
 

1.6 SPECIALIST DETAILS 

 
Tony Barbour has 26 years’ experience in the field of environmental management. In 
terms of SIA experience Tony Barbour has undertaken in the region of 260 SIA’s and is 
the author of the Guidelines for Social Impact Assessments for EIA’s adopted by the 
Department of Environmental Affairs and Development Planning (DEA&DP) in the 
Western Cape in 2007. A copy of Tony’s CV is attached in Annexure C. 
 
Emily Herschell has over 10 years’ experience working as an Environmental Assessment 
Practioner.  
 

1.7 DECLARATION OF INDEPENDENCE  

 
This confirms that Tony Barbour and Emily Herschel, the specialist consultants 
responsible for undertaking the study and preparing the report, are independent and do 
not have vested or financial interests in proposed project being either approved or 
rejected.  Annexure D contains a signed declaration of independence. 
 

1.8 REPORT STUCTURE    

 
The report is divided into five sections, namely: 
 
 Section 1: Introduction; 
 Section 2: Policy and planning context;   
 Section 3: Overview of study area;  
 Section 4: Identification and assessment of key issues; and 
 Section 5: Key Findings and recommendations. 
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SECTION 2:  POLICY AND PLANNING ENVIRONMENT     
 
 

2.1 INTRODUCTION 

 
Legislation and policy embody and reflect key societal norms, values and developmental 
goals. The legislative and policy context therefore plays an important role in identifying, 
assessing and evaluating the significance of potential social impacts associated with any 
given proposed development. An assessment of the “policy and planning fit7” of the 
proposed development therefore constitutes a key aspect of the Social Impact 
Assessment (SIA). In this regard, assessment of “planning fit” conforms to international 
best practice for conducting SIAs. Furthermore, it also constitutes a key reporting 
requirement in terms of the applicable Western Cape Department of Environmental 
Affairs and Development Planning’s Guidelines for Social Impact Assessment (2007).   
 
For the purposes of the meeting the objectives of the SIA the following national, 
provincial and local level policy and planning documents were reviewed, namely: 
 
 Spatial Planning and Land Use Management Act;   
 Western Cape Provincial Spatial Development Framework; 
 Cape Town Spatial Development Framework; 
 City of Cape Town Integrated Development Plan;  
 City of Cape Town Densification Strategy; 
 Southern District Plan.   

 

2.2 NATIONAL AND PROVINCIAL 

2.2.1 Spatial Planning and Land Use Management Act    

The Spatial Planning and Land Use Management Act of 2013 (SPLUMA) came into 
operation on 1 July 2015. A number of the objectives set out in Section 3 of SPLUMA 
have a bearing on the proposed development, including:  
 
 To provide a uniform, effective and comprehensive system of spatial planning and 

land use management for the Republic;  
 To ensure that the system of spatial planning and land use management promotes 

social and economic inclusion; 
 To provide for development principles and norms and standards;  
 To provide for the sustainable and efficient use of land;  
 To provide for cooperative government and intergovernmental relations amongst  the 

national, provincial and local spheres of government; and 
 To 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. 
 

 
7 Planning fit” can simply be described as the extent to which any relevant development satisfies 
the core criteria of appropriateness, need, and desirability, as defined or circumscribed by the 
relevant applicable legislation and policy documents at a given time.  
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In order to realise these objectives, Section 4 of SPLUMA introduces a new spatial 
planning system for the whole of South Africa. The spatial planning system has a 
number of components. The following are relevant to the study: 
 
 Spatial Development Frameworks to be prepared and adopted by national, provincial 

and municipal spheres of government. In terms of Section 22, the Municipal Planning 
Tribunal (or other authority) may not make a decision which is inconsistent with a 
municipal development framework, although departures may be allowed, in certain 
circumstances, for site specific considerations;  

 Development principles, norms and standards that are to guide spatial planning, land 
use management and land development. Development principles include the 
principle of spatial justice, spatial sustainability, efficiency, spatial resilience and 
good administration;  

 The management and facilitation of land use (as contemplated in Chapter 5) through 
the mechanism of land use schemes. All municipalities are required to adopt land use 
schemes for their entire areas within 5 years after the commencement of SPLUMA.  
 

The Development Facilitation Act has been repealed in its entirety by SPLUMA.  

2.2.2 Western Cape Provincial Spatial Development Framework  

The 2009 Provincial Spatial Development Framework (PSDF) was up-dated in 2014. The 
need for the review was informed by the need to adapt to an ever changing economic 
climate as well as the imperative to best interpret land use planning law reform. 
However, the overall policy objective remains the same, namely to secure 
environmentally sustainable development and the use of natural resources while 
promoting socio-economic development of the Western Cape Province.   
The aim of the Western Cape PSDF is to: 

 
 Give spatial expression to the national (i.e. NDP) and provincial (i.e. OneCape 2040) 

development agendas;  
 Serve as basis for coordinating, integrating and aligning ‘on the ground’ delivery of 

national and provincial departmental programmes;  
 Support municipalities to fulfil their Municipal Planning mandate in line with the 

national and provincial agendas; and 
 Communicate government’s spatial development intentions to the private sector and 

civil society. 

The Western Cape’s new PSDF is based on a number of spatial principles that are 
relevant to the proposed development, namely: 
 
 Spatial justice; 
 Sustainability and resilience; 
 Spatial efficiency; 
 Accessibility; 
 Quality and liveability. 
 
Spatial justice  
A socially just society is based on the principles of equality, solidarity and inclusion. 
While equal opportunity targets everyone in the community, social justice targets the 
marginalised and disadvantaged groups in society. Inclusionary settlements focus on the 
public realm rather than on private enclaves; support civic interaction and equitable 
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access throughout the public environment; and make urban opportunities accessible to 
all – especially the poor. Past spatial and other development imbalances should be 
redressed through improved access to and use of land by disadvantaged communities. 
The proposed development does not readily address spatial justice.  
 
Sustainability and resilience 
Land development should be spatially compact, resource-frugal, compatible with cultural 
and scenic landscapes, and should not involve the conversion of high potential 
agricultural land or compromising eco-systems. Resilience is about the capacity to 
withstand shocks and disturbances such as climate change or economic crises, and to 
use such events to catalyse renewal, novelty and innovation. The focus should be on 
creating complex, diverse and resilient spatial systems that are sustainable in all 
contexts. The proposed development is spatially compact and falls within the urban edge 
and has therefore been identified as suitable for development. 
 
Spatial efficiency 
Efficiency relates to the form of settlements and use of resources - compaction as 
opposed to sprawl; mixed-use as opposed to mono-functional land uses; and 
prioritisation of public transport over private car use. When a settlement is compact 
higher densities provide thresholds to support viable public transport, reduce overall 
energy use, and lower user costs as travel distances are shorter and cheaper. The 
proposed development is spatially efficient. The relatively high densities and proximity to 
the Noordhoek Main Road will assist to contribute towards supporting public transport.  
 
Accessibility 
Improving access to services, facilities, employment, training and recreation, including 
improving the choice of safe and efficient transport modes (e.g. public transport, private 
vehicle, bicycle, walking and wheelchair) is essential to achieving the stated settlement 
transitions of the NDP and OneCape 2040. The proximity to the Noordhoek Main Road 
and the Sun Valley and Longbeach Shopping Mall do assist to address accessibility and 
support public transport. 
 
Quality and liveability 
The quality of an environment directly contributes to its liveability. A good environment 
is one that is legible, diverse, varied and unique. The legibility of a place is contributed 
to by the existence of landmarks such as notable buildings and landscaping or well- 
defined public space as well as the legibility and structure of its street networks. Diverse 
environments provide a variety of opportunities, experiences and choice. The more 
varied a place, the more valued because of the individual qualities that make it 
distinctive from other places. Liveable settlements feature a balance between individual 
and community, of logic and feeling, of order and random incident. In many cases, a 
town’s public realm provides coherence and order while countless private ventures 
introduce variety and interest. One condition benefits from the other. The quality of 
public space can define the liveability of a place. Public spaces are the living rooms to 
settlements where people meet, play and relax. They need to be safe and attractive - 
features enabled by activity and surveillance. The proposed retirement facility will be 
designed to provide a quality environment for the inhabitants. However, the majority of 
opportunities are likely to be for higher income households.  
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2.3 MUNICIPAL 

2.3.1 Cape Town Spatial Development Framework 

The CCT Municipal Spatial Development Framework (MSDF) sets out the City’s spatial 
vision and development priorities in order to achieve a reconfigured, inclusive spatial 
form for the City. The MSDF gives spatial expression of the development priorities 
identified in the City’s 5-year IDP cycle. The current MSDF was drafted in 2018 and is 
aligned with the 2017-2022 IDP cycle.  
 
The 2018 MSDF has retained the overarching guiding Spatial Development Priorities 
identified in the 2012 MSDF (and subsequently taken over into the 2012-2022 District 
Plans). The priorities include:  
 
 Priority 1: Building an inclusive, integrated and vibrant City which addresses spatial 

imbalances in the distribution of different types of residential development and 
prevents new structural service delivery imbalances. The desired outcomes are a 
greater mix of income groups, land uses, population density, and the equitable and 
adequate provision of public services and facilities;  

 Priority 2: Manage urban grown and create a balance between urban development 
and environmental protection. The City actively promotes an urban form with higher 
densities and mixed land use patterns within an urban core, surrounded by transport 
zones and a BRT and rail network. The key objective is to achieve greater 
sustainability through the more efficient use of infrastructure, reduced carbon 
emissions and adequate protection of ecosystems and ecosystem functioning; and   

 Priority 3: Plan for employment and improved access to economic opportunities. The 
2018 MSDF notes that the extent to which Cape Town realises its spatial 
development goals is directly linked to its ability to sustain employment-generating 
economic growth in the medium term and to reduce accessibility costs for the urban 
poor. 

 
The 2018 MSDF however breaks with the 2012 MSDF on a key point. Whereas the 2012 
MSDF envisaged the channelling of development pressure along two corridors in the 
north of the City, the 2018 MSDF calls for the abandonment of these corridors, and an 
inward-focused infill and densification approach instead (Figure 2.1).  
 
The SDF highlights the mutually supportive relationship between land use and 
transportation which underpins the CoCTs focus on Transport Orientated Development 
(TOD). TOD principles adopted by the City that inform the SDF are: 
 
 Intensification (densification and diversification) of land uses - prioritising higher 

density and a greater diversity of land uses within development corridors that include 
higher-order public transport routes with a particular focus on precincts associated 
with transit (Transit Accessible Precincts); 

 Affordability – reducing the costs (time and money) and distances of transport for 
commuters; and the operating costs incurred by the City and other service providers 
to provide public transport;  

 Accessibility – facilitating equal access to social and economic activity through 
strategically located urban development and the provision of safe public transport, 
non-motorised transport infrastructure; and  

 Efficiency – providing an investment environment and differentiated levels of service 
that are conducive to and incentivises compact, inward urban growth and 
development 

 



 
Lake Michelle Retirement Development SIA Report   October 2020 
 

12

  
Figure 2.1: 2012 MSDF (left) and 2018 MSDF (right) long term development 
visions for the City (2018 MSDF).  
 
This inward-focusing long term vision is motivated by several factors. These include: 
 
 Indications are that climate change is accelerating; 
 ESKOM outages have become a recurring occurrence; 
 The recent drought emphasized the City’s vulnerability and the need for consolidated 

and rationalized services infrastructure; 
 New growth management tools have highlighted the unsustainable operational costs 

associated with servicing peripheral developments; 
 The economy has cooled down, and unemployment has increased; 
 The massive spatial mismatch between places of work and residence continues, 

requiring many people to commute over large distances; 
 Public transport provision is still inadequate, impacting the poorest of the poor. The 

City is currently the most congested in South Africa; 
 Apartheid-era spatial patterns persist across the City, with few areas integrated 

along racial and income lines.  
 
The 2018 MSDF long term vision is therefore aimed at a more compact, integrated, and 
inclusive City which uses natural resources more efficiently and suffers from less traffic 
congestion pressure. This places an emphasis on densification, infill, and incremental 
growth in existing areas within or in adjacency to the existing urban edge. At the same 
time, the MSDF emphasizes the key importance of the City’s biodiversity and scenic 
resources.  
 
Based on this long-term vision, four primary Spatial Transformation Areas are identified 
to guide future City growth, namely:  
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 The Urban Inner Core, covering approximately 17% of the City area. The MSDF 
supports the prioritisation of public investment and incentivised private sector 
investment in support of growth areas in the Urban Inner Core. This category is not 
of relevance to the proposed development area;   

 Incremental Growth and Consolidation Areas (IGCA), covering approximately 20% of 
the City area. Here the City is committed to servicing existing communities and 
where new development will be subject to infrastructure capacity. The proposed 
development site falls within an IGCA (Orange area in Figure 2.2);  

 Discouraged Growth Areas (DGAs), covering approximately 28% of the City area. 
The City will not invest in DGAs, which include protected areas based on natural and 
agricultural assets, areas with a lack of social and physical infrastructure and areas 
that do not contribute to spatial transformation, inward growth or the premise of 
Transit-Oriented Development (TOD)8. The site is not located in a DGA.   

 Critical Natural Asset Areas (CNAAs), covering approximately 34% of the City area: 
These are areas which contribute significantly to the City’s future resilience and/or 
have protection status in law. The site is not located in a CNAA.   

 
The principle guiding development in IGCAs is a commitment by the City to servicing 
existing communities. The approval of new developments is subject to capacity. The 
desired spatial outcomes include:  
 
 Diversification of mono-use residential patterns;  
 Incremental intensification (density and diversity) via subdivisions / second and third 

dwelling and rezonings;  
 Maintenance of existing infrastructure and development according to infrastructure 

capacity and associated capex / lifecycle costs. 
 

As indicated in Figure 2.2, the proposed site falls within an IGCA. In these areas the City 
is committed to servicing existing communities and new development subject to 
available infrastructure capacity. The key informant of land use decisions in these areas 
are the existing built urban footprint and approved land use rights. Decisions should be 
underpinned by, amongst others, long-term spatial planning, transport modelling and 
infrastructure master planning.   

 
8 Transit-oriented development (TOD) is a key concept in the 2018 MSDF. According to the MSDF, 
TOD is a multifaceted and targeted strategic land development approach to improved urban 
efficiencies and sustainability by integrating and aligning land development and public transport 
services provision  
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Figure 2.2: Spatial Transformation Areas9  
 
 

 
9 Blue is the Urban Inner Core, Orange indicates IGDA’s, Grey indicates DGA’s, and green CNAA’s.  
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The SDF also refers to the Socio-Economic Index (2014), which consolidates the 
Household Services Index, Education Index, the Housing Index and Economic Index into 
a single spatial assessment of socio–economic conditions in the city. One of the key 
objectives of the Socio-Economic Index is to identify areas within the CoCT that have 
high levels of poverty and the greatest need for development. Based on the analysis 
4.7% of the city’s sub-places were classified as ‘very needy’ and 4.4% as ‘needy’. Those 
classified as very needy predominantly reflect sub-places consisting of informal 
settlements. In terms of numbers, a total of 25.5% of all Cape Town households live in 
very needy and needy sub-places. Of relevance to the proposed development, the 
development is located next (to the north east) to an area classified as “very needy” 
(Red areas in Figure 2.3). This area corresponds to Masiphumelele. The proposed 
development therefore has the potential to create employment opportunities for 
community members from Masiphumelele.  
 

 
 
Figure 2.3: 2014 Socio-Economic Index 
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The MSDF lists several sub-strategies and land use policy guidelines to build an inclusive 
integrated and vibrant city. The following policies are relevant to the proposed 
development.  
 
 Policy (P) 1: Encourage integrated settlement patterns: Support the intensification 

and diversification of land use in areas supportive of transit-oriented development 
(ToD). To achieve this the City will strive to locate economic activities closer to low-
income residential areas so as to reduce transport costs and make these areas more 
accessible. As indicated above, the site is located in close proximity to 
Masiphumelele.   

 P8: Unlock employment generating and livelihood opportunities within marginalised 
areas. As indicated in Figure 2.3, the site is in an area that has a very needy socio-
economic context. This is due to the presence of Masiphumelele;  

 P9: Support private-sector development initiatives in Integration Zones and areas of 
economic potential that are easily accessible from marginalised areas. The site is 
located in close proximity to Masiphumelele;  

 P12: Enhance the value of heritage resources and scenic routes. Identify, conserve 
and manage heritage resources, including cultural landscapes. However, the area is 
located within an Incremental Growth and Consolidation Area (IGCA);  

 P17: Carefully manage land uses and interventions along identified scenic routes and 
in places of scenic and visual quality; Guideline P17.1 provides that land use 
management decisions should be guided by the design-related policies of the City 
and the Scenic Drive Network Management plan where appropriate. This requirement 
would apply to the proposed development;  

 P19: Promote appropriate land use intensity and encourage a more compact form of 
development.  

 P24: Reduce the impact of urban development on river systems, wetlands, aquifers, 
aquifer recharge areas and discharge areas. Appropriately manage the development 
impacts on natural resources and critical biodiversity networks. These issues are 
addressed by the wetland and biodiversity studies.  

 P30: Support investors through improved information, cross-sectoral planning and 
the removal of red tape and promote inclusive, shared economic growth and 
development 

2.3.2 City of Cape Town Integrated Development Plan  

The City of Cape Town (CCT) 2019/ 2020 Integrated Development Plan (IDP) is the 
most recent revision of the CoCT’s current five-year (2017-2022) IDP cycle. The IDP 
represents the overarching strategic framework through which the CCT aims to realise 
the developmental vision for the city. The CCT’s development vision rests on five pillars 
or Strategic Focus Areas (SFAs):  
 
 Pillar 1: Ensure that Cape Town continues to grow as an opportunity city; 
 Pillar 2: Make Cape Town an increasingly safe city;  
 Pillar 3: Make Cape Town an even more of a caring city;   
 Pillar 4: Ensure that Cape Town is an inclusive city; and, 
 Pillar 5: Make sure Cape Town continues to be a well-run city.   
 
These five SFAs inform all the City’s plans and policies. Spearheading this vision is a 
focus on infrastructure investment and maintenance to provide a sustainable drive for 
economic growth and development, greater economic freedom, and increased 
opportunities for investment and job creation.  
 
The City has also identified 11 Development Priorities that span the SFAs:  
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 Positioning Cape Town as a forward-looking, globally competitive business city;  
 Leveraging technology for progress;  
 Economic inclusion;  
 Resource efficiency and security;  
 Safe communities;  
 Excellence in basic service delivery;  
 Mainstreaming basic service delivery to informal settlements and backyard dwellers;  
 Dense and transit-oriented urban growth and development;  
 An efficient, integrated transport system;  
 Building integrated communities; and 
 Operational sustainability. 

2.3.3 City of Cape Town Densification Policy   

Densification is viewed as a necessary step to promote the longer term sustainability of 
Cape Town’s valuable natural, urban and rural environments. In terms of the policy 
densification is defined as follows: 
 
“The increased use of space, both horizontally and vertically, within existing 
areas/properties and new developments, accompanied by an increased number of units 
and/or population threshold”.  
 
The policy provides an overview of the key policies that support densification, namely: 
 
 Development Facilitation Act (Act 67 of 1995) (DFA), which supports, denser, 

integrated urban environments;   
 Provincial Spatial Development Framework (PSDF, 2009), which supports the 

introduction of an urban edge and higher densities. An average or gross base density 
of 25 du/ha10 is proposed. Policy UR2 of the PSDF makes the short to medium term 
achievement of this densification target mandatory; 

 The Cape Town Spatial Development Framework (CTSDF) (2011), which promotes 
the development of a more sustainable, compact city. The CTSDF supports 
contextually appropriate densification across the city and proposes higher densities 
in specific locations, such as along activity and development routes and in urban 
nodes. 

 
The Densification Policy (2012) notes that rapid and continuous low-density 
development is threatening the long-term sustainability of Cape Town, and has created 
the following challenges: 
 
 Urban sprawl has created long travel distances with fragmented and dispersed urban 

activity patterns, which make it difficult to develop a viable public transport system. 
This has a negative impact on the mobility of poorer people, who are dependent on 
public transport (travel and fuel costs), and is unsustainable in an oil-constrained 
world;  

 Good agricultural land on the urban edge and elsewhere is rapidly being consumed 
by urban development, and valuable biodiversity resources and areas of scenic and 
amenity value are being threatened; 

 
10 Dwelling unit per hectare 
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 The unit cost of providing the necessary infrastructure required to service low-
density forms of urban development is far greater than the unit and operating cost of 
servicing medium to higher-density forms of urban development;  

 The inefficiency caused by this fragmented and low density form of development has 
serious economic implications, limiting access to opportunities and causing 
operational inefficiencies and a wastage of supporting economic resources (both 
natural and built). 

 
Motivation for densification 
Densification can contribute to the creation of good-quality, efficient and sustainable 
urban environments in a number of ways, including the following: 
 
 Densification reduces the consumption of valuable/non-renewable resources; 
 By encouraging development upwards rather than outwards, densification helps 

reduce the consumption of valuable resources such as agricultural land, areas of 
mineral potential, aquifer recharge areas and valuable biodiversity areas;  

 Densification supports the development of a viable public transport system. Higher 
densities, accompanied by increased population thresholds and mixed-use 
development, support the efficient functioning and viable provision of public 
transport services, especially on major line-haul routes for mass and rapid transit;  

 Densification makes the city more equitable higher densities in appropriate locations, 
especially those close to urban opportunities (services, facilities, jobs) and public 
transport, help rationalise the housing pattern in the city, and improve access to the 
city’s amenities and facilities. They help reduce travel distances and times, as well as 
the associated costs;  

 Densification facilitates economic opportunities and supports service provision. 
Higher densities, accompanied by increased population thresholds, create sufficient 
consumers to generate the development of economic opportunities, social facilities 
and services, and enable the cost-effective provision and optimal use of 
infrastructure; 

 Densification improves housing patterns and choice of house type. A mix of 
residential densities ensures diversification and choice of housing types and tenure 
options;  

 Densification contributes to urban place-making and improves safety. Appropriately 
designed and located higher densities (in terms of form, scale, height, orientation) 
can provide an opportunity for place-making and the creation of attractive and safe 
urban environments, particularly those in proximity to public spaces (both natural 
and built). 

 
The strategy does note that higher densities are not a guarantee of quality urban 
environments, appropriate built form or good urban design. However, the extremes of 
either very high or low densities often result in negative urban environments.  
 
The goal of the densification policy is to “improve the city’s sustainability and to enhance 
the quality of the built environment”. Linked to this goal are a number of key objectives, 
of which the following are pertinent to the proposed development:  
 
 Ensure optimal and efficient use of infrastructure, services, facilities and land;  
 Support the development of a viable public transport system and to improve levels of 

access to the city’s resources and amenities;  
 Provide homeowners and property investors with a level of certainty regarding areas 

that will be targeted for various types of densification;  
 Ensure that the scale and character (in terms of bulk, height and architectural 

styling) of higher-density areas are appropriate to the immediate context;  



 
Lake Michelle Retirement Development SIA Report   October 2020 
 

19

 Support the development of mixed land uses, providing for vitality, opportunities and 
integrated living environments;  

 Cater for the trend of decreasing household sizes; and,  
 Contribute to place-making and the development of attractive and safe urban 

environments. 
 
The objectives are supported by a number of densification policy (DP) statements, of 
which the following are relevant to the proposed project: 
 
 DP1: The City aims to achieve a minimum average gross base density of 25 du/ha in 

the next 20 to 30 years, and will aim for a higher gross base density thereafter;  
 DP2: The City will promote densification in all areas. However, importantly, a ‘one 

size fits all’ approach will not guide density decisions. Higher levels of densification 
will be encouraged at specific spatial locations, particularly in areas with good public  
transport accessibility, at concentrations of employment, commercial development 
and/or social amenities, and in areas of high amenity, e.g. at coastal nodes. Small-
scale incremental densification should be permitted across the city, where 
appropriate and feasible in terms of infrastructure availability; 

 DP5: A variety of erf and dwelling sizes are to be promoted within any one area. On 
smaller erven, the urban rather than suburban model of development should be 
encouraged. A design framework/precinct local plan may be required to guide the 
densification of properties larger than one hectare;  

 DP6: The determination of the appropriate location, height, scale, form and 
orientation of a higher-density development in a particular location should be guided 
by the density decision-making framework;  

 DP8: The densities proposed on greenfield sites within and outside the existing built 
fabric should, as far as is appropriate, align with the densification spatial location 
criteria and density guidelines described in the Densification Policy. Of specific 
relevance the policy notes the development and zoning of Greenfield developments 
within the urban edge, and more specifically adjacent to existing urban development 
should be guided by the targeted average gross base density and the density 
decision-making framework.  

 
The policy identifies ways of achieving densification. The following are of relevance to 
the proposed development: 
 
 Densification can take place in the developed areas of the city, on vacant infill sites 

within the developed areas, and on greenfield sites that coincide with the City’s 
planned growth direction; 

 The increase of existing bulk rights through the extension of the building or adding-
on of floors to accommodate an increased number of units;  

 Block consolidation of erven with redevelopment at higher densities;  
 Consolidation with redevelopment at higher densities, including the demolition and 

integration of existing structures;  
 Higher-density infill on vacant and underutilised land throughout the built area of the 

city. 

2.3.4 Southern District Plan   

The District Plan forms one of eight plans developed for each of the planning districts of 
the City of Cape Town (CoCT), all of them informed by the city-wide Cape Town Spatial 
Development Framework (CTSDF) (Figure 2.1). The Southern District is located in the 
south-west of the City of Cape Town metropolitan area and covers approximately 40 000 
ha. It incorporates the densely urbanised southern suburbs located in the activity 
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corridor centred on Main Road, agricultural lands and wine farms in the Constantia 
Valley, the mountain range and valley enclaves (such as Noordhoek, Fish Hoek and Hout 
Bay) of the South Peninsula. 
 
Approximately 38% of the Southern District falls within the Table Mountain National Park 
(TMNP). The TMNP is managed by the South African National Parks (SANParks) in terms 
of the National Environmental Management Protected Areas Act No. 57 of 2003. It 
therefore does not fall under the jurisdiction of the City of Cape Town.  
 
The District Plan represents a medium-term plan (developed on an approximate ten-
year planning frame) that guides spatial development processes within the District. In 
doing so the plan is aligned with and facilitates the implementation of the Provincial 
Spatial Development Framework (PSDF), Cape Town’s Integrated Development Plan 
(IDP) and the CTSDF within the District. The plan also: 
 
 Performs part of a package of decision support tools to assist in land use and 

environmental decision-making processes;  
 Delineates fixes and sensitivities which will provide an informant to such statutory 

decision-making processes; 
 Provides direction to the form and desired structure of areas for new urban 

development as well as areas for land use change in the District in a manner that is 
in line with the principles and policies of higher level planning frameworks;  

 Provides a strategic informant to public and private investment initiatives which will 
assist in achieving the principles and policies of higher level planning frameworks; 
and 

 Informs the development of priorities for more detailed local area planning exercises 
and frameworks that should provide detailed guidance to land use management and 
public and private investment. 

 
The District Plan also provides an overview of the current socio-economic and 
environmental status of the planning area. Of relevance to this study, the document 
notes that the district has the lowest Socio-Economic Status (SES) Index11 in the city 
(22.16% - the district average across the city is 37.97%). The district enjoys the highest 
average employment rate (86.57%) and lowest unemployment rate (13.43%).  
 
Economic activity is concentrated primarily in commercial nodes/centres along the Main 
Road corridor from Mowbray to Muizenberg. It is a district that is characterised by 
predominantly higher income development, both residentially and commercially. 
Generally high property prices also make access to land, and economic opportunities, for 
lower income groups increasingly difficult.  
 
In terms of economic opportunities, the isolated valley enclaves of Hout Bay and the ‘far 
south’ (Fish Hoek through to Kommetjie) with their outlying commercial centres are 
relatively inaccessible. This, combined with limited growth opportunities in these areas, 
constrains development of further economic opportunity. 
 

 
11 An economic and sociological combined total measure of economic and social position in relation 
to others, based on income, education, and occupation. 
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Figure 2.1: City of Cape Town Planning Districts. The site lies in the Southern 
District H 
 
In terms of urban growth, constrained/restricted road access to Hout Bay and the ‘Far 
South’ has implications in terms of growth (increasing congestion on key routes) and 
key services (e.g. emergency services). There is development pressure in 
environmentally sensitive areas along the urban edge (primarily in mountain areas). 
These areas tend to be of high scenic / tourism importance or high biodiversity 
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importance. Highest pressure areas are the Hout Bay and Noordhoek valleys (including 
Fish Hoek through to Kommetjie), and the Plateau Road area.  
 
Infrastructure and service provision in certain areas is inadequate in relation to urban 
growth. These areas include primarily the isolated urban enclaves of Hout Bay and the 
‘Far South’, and most particularly Imizamo Yethu, Hangberg, and Masiphumelele 
therein.  
 
Social challenges are related to the large relatively newly developed high-density 
pockets of low income people within historically developed, high income areas. These 
pockets exhibit some of the worst living conditions in the city with extreme over-
crowding (related to their good location and lack of expansion opportunities), poor 
health conditions, high uncertainty over tenure, and poor integration with surrounding 
communities. Of relevance, the Masiphumelele low income area is located ~ 1.4 km 
south west of the proposed site.  
 
In terms of spatial planning, the land use classification system adopted by the District 
Plan is consistent with the bio-regional planning framework and broad provincial Spatial 
Planning Categories (SPCs) adopted by the PSDF (2009), and utilised by the CTSDF. The 
SPCs specify the inherent land use suitability of the city’s environmental, cultural, and 
urban landscapes. 
 
Figure 2.2 shows the Southern District’s Spatial Development Plan (SDSDP) (May 2014) 
and indicates that the site appears to be located between two existing urban 
development areas (Lake Michelle and Crofter’s Valley), within a Buffer 1 area and a 
waterbody, within the urban edge. However, it should be noted that Figure 2 is at a 
broad scale.  The SDP notes that, in general, urban development areas should support 
incremental densification, guided by available infrastructure capacity, neighbourhood 
density and character, proximity to job opportunities and social facilities, and access to 
public transport. These are noted to be important considerations in the district’s isolated 
urban enclaves of Hout Bay and the ‘Far South’.  
 
The SDP also notes that urban development areas should be considered for a wide 
variety of urban uses such as housing development, public open spaces, community 
facilities, mixed use/business development (where appropriate) and should not include 
noxious industrial uses. As indicated above, the site appears to be located within a 
Buffer 1 area, which includes natural vegetation not included in the core areas. These 
areas could provide opportunities to establish biodiversity offsets. The SDP notes that 
low impact activities may be appropriate in these areas. Essential utility service 
infrastructure may also be located in Buffer 1 areas. However, the SDP notes that all 
new utility infrastructure, services and structures should be located outside of these 
areas. The demarcated Buffer 1 area would need to be ground-truthed and assessed by 
a biodiversity (fauna and flora) specialist as part of the EIA process.  
 
In terms of the Urban Edge, the site is located within the City of Cape Town’s Urban 
Edge. The area has therefore been identified as suitable for development. The Urban 
Edge surrounds the Lake Michelle area. The urban edge in the District is considered a 
long-term edge line, where the line has been delineated in a position to protect natural 
resources. Development near the urban edge should support positive urban edge 
conditions with due regard for local considerations (e.g. fire risk, visual impact).  
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Figure 2.2: Spatial Development Plan for the Southern District (May 2014) 
 
Southern District Plan - Sub-Districts  
The District Plan also includes five Sub-District Plans (Figure 2.3). The study area falls 
under Sub-District 4: The ‘Far South’. The adjacent area falls within Sub-District 5: 
Table Mountain National Park and Environs.  
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Figure 2.3: Location of sub-districts 
 
Sub-district 4: The ‘Far South’ 
Sub-District 4 (Figure 2.4) includes all areas inside the urban edge from Noordhoek in 
the west and St James in the east, southwards to and including Scarborough and 
Simon’s Town. 
 
Of relevance to the proposed development, this sub-district plan notes: 
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 Exclude conventional urban development (residential, commercial and industrial) 
outside the urban and coastal edges, as well as in valuable open spaces. 
Development in high visual impact urban edge areas, near rivers and wetlands, areas 
away from the Kommetjie Main Road route (including Noordhoek and small coastal 
villages) should be limited and managed. 

 New developments in the sub-district must be dependent on the availability of 
sufficient and adequate service infrastructure for the sub-district as a whole (e.g. 
Traffic Impact Assessments on major new developments should take into 
consideration traffic impacts along Kommetjie Main Road, as well as on key access 
routes out of the valley.  

 Viable options and opportunities for sustainable living needs to be a particular focus 
in this area (e.g. alternative energy generation, waste disposal etc.). 

 
Sub-district 5: Table Mountain National Park and Environs 
Sub-District 5 (Figure 2.5) includes the natural areas along the Peninsula Mountain 
Chain in the district, from Mowbray southwards to Cape Point, which are located outside 
the urban edge. According to Figure 5, the site is located within a Buffer Area to the 
world heritage site (i.e. Cape Floral Region World Heritage Site). 
 
Of relevance to the proposed development, the sub-district plan notes: 
 
 No urban development should be considered beyond the urban edge line; 
 Urban land uses in surrounding urban areas should take cognisance of the adjacent 

national park and natural environs and generally assist in enhancing and maintaining 
scenic and cultural landscapes across urban and natural areas; 

 An urban edge interface between urban areas and natural areas is required that 
positively addresses flora and fauna habitats and ranges, built form and boundaries, 
visual impact, fire management, and public access; 

 Related to consolidation of the national park is natural area connectivity, both of the 
park itself, and between the park and other natural areas, which permits an 
integrated, functional and sustainable natural environment. 
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Figure 2.4: Location of the ‘Far South’ sub-district.  
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Figure 2.5: Location of Table Mountain National Park and Environs. 
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SECTION 3:  OVERVIEW OF STUDY AREA       
 
 

3.1 INTRODUCTION 

 
Section 3 provides an overview of the study area and the site with regard to: 
 
 The administrative context;  
 Overview of current housing backlog on Western Cape;  
 Overview of the socio-economic conditions in the study area; 
 Overview of retirement facilities in the study area. 
 

3.2 ADMINSTRATIVE CONTEXT  

 
At a local government level, the site is located within Subcouncil 19, which consists of 
three wards (Wards 61, 64 and 69). Subcouncil 19’s area stretches from Muizenberg to 
Kalk Bay, Ocean View, Masiphumelele, Fish Hoek and Simon’s Town along the False Bay 
coastline and ends at Cape Point (Figure 3.1). The major roads that run through 
Subcouncil 19 include Ou Kaapseweg, Chapman’s Peak Drive, Kommetjie Main Road, 
Boyes Drive and Prince George's Drive.   
 
The proposed development site is located in Noordhoek, a suburb of Ward 69. Adjacent 
suburbs in this Ward include Capri, Fish Hoek, Kommetjie, Ocean View, Sunnydale, Sun 
Valley and Masiphumelele.  
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Figure 3.1: Subcouncil 19 showing location of Ward 69.  
 

3.3 SOCIO-ECONOMIC OVERVIEW OF STUDY AREA  

 
The section below provides a broad overview of some of the key socio-economic 
indicators for Ward 69 in the Southern Planning District.  
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Population  
The population of Ward 69 in 2011 was 37 172, an increase of 78% since 2001, and the 
number of households was 13 085, an increase of 89% since 2001. The rapid increase 
during this time in terms of both population and households was largely linked to growth 
of Masiphumelele. The average household size has declined from 3.2 to 2.84 in ten 
years. The population in this area is ~ 1% of the population of the CoCT.  
 
Table 3.1 shows that the majority of the population of Ward 69 in 2011 was Black 
African (59%), followed by White (33%) and Coloured (2.8%). In terms of age 
structure, 52.7% of the population falls within the 25 – 64 age group (economically 
active group), while only 6% were older than 65 years of age. The majority of the 
population in Ward 69 reside in Masiphumelele. 

The development of a retirement village in the area may therefore impact on the current 
socio-economic character of the area.  

Table 3.1: Population of Ward 69 
  

Population Male Female Total 

Total  % Total % Total % 

Black African 11 171 30.1% 10 575 28.5% 21 746 58.5% 

Coloured 474 1.3% 566 1.5% 1 040 2.8% 

Asian 82 0.2% 84 0.2% 166 0.4% 

White 6 015 16.2% 6 375 17.2% 12 390 33.3% 

Other 1 170 3.1% 657 1.8% 1 827 4.9% 

Total 18 912 50.9% 18 257 49.1% 37 169 100.0% 

Source: Census 2011 

Employment  
The official unemployment rate was 21.84%. The highest unemployment level affects 
Black African at 30.88% (Table 3.2), of whom the majority live in Masiphumelele. The 
category ‘Other’ has an unemployment rate of 20.2%. The unemployment level is similar 
to Provincial average (21.6%), but lower than the City of Cape Town (25.9%) average. 

Table 3.2: Employment 
  
Labour Force Indicators Black African Coloured Asian White Other Total 

Population aged 15 to 64 years15 768 671 119 8 196 1 459 26 213 

Labour Force 12 668 447 81 6 030 1 223 20 449 

Employed 8 756 394 75 5 782 976 15 983 

Unemployed 3 912 53 6 248 247 4 466 
Not Economically Active 3 100 224 38 2 166 236 5 764 

Discouraged Work-seekers 274 14 1 51 18 358 

Other not economically active 2 826 210 37 2 115 218 5 406 
Rates %       

Unemployment rate 30.88% 11.86% 7.41% 4.11% 20.20%21.84%
Labour absorption rate 55.53% 58.72% 63.03%70.55%66.90%60.97%

Labour Force participation rate 80.34% 66.62% 68.07%73.57%83.82%78.01%

Source: Census 2011 
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Definitions:  
 Unemployment rate is the proportion of the labour force that is unemployed.  
 The labour absorption rate is the proportion of working age (15 to 64 years) 

population that is employed.  
 The labour force participation rate is the proportion of the working age population 

that is either employed or unemployed. 
 
Household Income  
In terms of household income, 55% of households have a monthly income of R3 200 or 
less12. The 2011 Census indicated that 17.1 % of the population had no formal income, 
20.1 % earned between 1 and R1 600, and 17.6 % earn between R 1 601 and R 3 200 
per month (Table 3.3). The majority of these households were Black African and 
Coloured. According to the 2011 Census, an estimated 47% of the CoCT’s households 
had a formal income of less than R3 200 per month. Average sized households that earn 
less that R 3 200 per month are regarded to fall below the poverty line13. 

Low income levels indicate dependence on social grants, reduced spending in the local 
economy and less tax and rates revenue for the district and local municipality.  
 
Table 3.3: Monthly household income 
 
Monthly Household 
Income 

Black 
African 

Coloured Asian White Other Total 

Num % Num % Nu
m 

% Num % Num % Num % 

No income 1 591 21.5% 30 11.8% 2 5.3% 516 10.8% 102 17.0% 2 241 17.1% 

R 1 - R 1 600 2 311 31.2% 41 16.1% 1 2.6% 114 2.4% 168 28.0% 2 635 20.1% 

R 1 601 - R 3 200 1 994 26.9% 31 12.2% 5 13.2% 140 2.9% 134 22.3% 2 304 17.6% 

R 3 201 - R 6 400 962 13.0% 45 17.7% 2 5.3% 337 7.0% 106 17.7% 1 452 11.1% 

R 6 401 - R 12 800 286 3.9% 29 11.4% 5 13.2% 761 15.9% 32 5.3% 1 113 8.5% 

R 12 801 - R 25 600 137 1.9% 22 8.7% 3 7.9% 1 041 21.7% 16 2.7% 1 219 9.3% 

R 25 601 - R 51 200 75 1.0% 37 14.6% 13 34.2% 1 079 22.5% 23 3.8% 1 227 9.4% 

R 51 201 - R 102 400 30 0.4% 13 5.1% 5 13.2% 628 13.1% 10 1.7% 686 5.2% 

R 102 401 or more 14 0.2% 6 2.4% 2 5.3% 183 3.8% 9 1.5% 214 1.6% 

Unspecified 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 

Total 7 400 100.0
% 

254 100.0
% 

38 100.0
% 

4 799 100.0
% 

600 100.0
% 

13 091 100.0% 

Source: Census 2011 

Education  
In terms of education levels 2.0 % of the population over 20 years of age has no 
schooling, while only 2.8 % had completed primary school (which is regarded as the 
minimum literacy and numeracy requirement). The figures for Black Africans for no-
schooling were higher, 2.9 % than the other defined categories (Table 3.4). 33.8% had 
completed Grade 12 and 20.7 % had a higher qualification.  

 
12 The poverty gap indicator produced by the World Bank Development Research Group measures 
poverty using information from household per capita income/consumption. This indicator 
illustrates the average shortfall of the total population from the poverty line. This measurement is 
used to reflect the intensity of poverty, which is based on living on less than R3 200 per month for 
an average sized household.   
13 This figure roughly corresponds to the defined (2011) upper-band poverty line value used in the 
National Development Plan. 
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The education level of no schooling for the area is somewhat lower than the City of Cape 
Town average, with no schooling at 1.8 % and higher for obtaining a Grade 12 
certificate (30.2 %).  

Table 3.4: Adult Education 
   
Ward 69 Adult 
Education (for 
all aged 20+) 

Black African Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 

No schooling 418 2.9% 12 1.9% 0 0.0% 24 0.3% 68 4.9% 522 2.0% 

Some 
primary 

1 188 8.3% 55 8.8% 6 5.4% 68 0.7% 59 4.2% 1 376 5.4% 

Completed 
primary 

604 4.2% 31 5.0% 5 4.5% 30 0.3% 42 3.0% 712 2.8% 

Some 
secondary 

6 846 48.0% 205 32.9% 21 18.8% 1 209 13.2% 555 39.9% 8 836 34.6% 

Grade 12 4 580 32.1% 180 28.9% 47 42.0% 3 307 36.2% 526 37.8% 8 640 33.8% 

Higher 612 4.3% 137 22.0% 33 29.5% 4 361 47.7% 134 9.6% 5 277 20.7% 

Other 20 0.1% 3 0.5% 0 0.0% 145 1.6% 8 0.6% 176 0.7% 

Total 14 268 100.0
% 

623 100.0
% 

112 100.0% 9 144 100.0
% 

1 392 100.0
% 

25 539 100.0% 

Source: Census 2011 

Type of Dwelling and Tenure Status 
In terms of dwelling type, 55.7% of households live in formal dwellings, 24.2% live in 
informal shacks (not in backyards) and 10.1% live in informal, backyard shacks (Table 
3.5). The informal dwellings were mostly associated with the Black African portion of 
(27.3%) of the population (90.8 %) that lives in Masiphumelele.  

Table 3.5: Dwelling types in Ward 69 
  
Ward 69 Type of 
Dwelling 

Black 
African 

Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 

Formal Dwelling 2 223 30.0% 201 80.1% 33 86.8% 4 684 97.6% 151 25.3% 7 292 55.7% 

Informal 
dwelling/shack 
in backyard 

2 721 36.8% 37 14.7% 5 13.2% 18 0.4% 386 64.7% 3 167 24.2% 

Informal 
dwelling/shack 
NOT in backyard 

2 404 32.5% 9 3.6% 0 0.0% 7 0.1% 56 9.4% 2 476 18.9% 

Other 51 0.7% 4 1.6% 0 0.0% 88 1.8% 4 0.7% 147 1.1% 

Total 7 399 100.0
% 

251 100.0
% 

38 100.0
% 

4 797 100.0
% 

597 100.0
% 

13 082 100.0% 

Source: Census 2011  

In terms of tenure status, 21.3 % of properties/ dwellings were owned and fully paid off, 
while a further 16.6 % were owned, but in the process of being paid off. 43.8 % were 
rented, and 15.3 % of dwellings were occupied rent-free (Table 3.6). 
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Table 3.6: Tenure status in Ward 69 
 
Tenure Status Black 

African 
Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 

Owned and fully 
paid off 

973 13.2% 57 22.6% 9 23.1% 1 724 35.9% 28 4.7% 2 791 21.3% 

Owned but not 
yet paid off 

193 2.6% 65 25.8% 14 35.9% 1 870 39.0% 29 4.9% 2 171 16.6% 

Rented 4 089 55.3% 89 35.3% 16 41.0% 1 029 21.4% 503 84.3% 5 726 43.8% 

Occupied rent-
free 

1 849 25.0% 31 12.3% 0 0.0% 95 2.0% 26 4.4% 2 001 15.3% 

Other 295 4.0% 10 4.0% 0 0.0% 81 1.7% 11 1.8% 397 3.0% 

Total 7 399 100.0
% 

252 100.0
% 

39 100.0
% 

4 799 100.0
% 

597 100.0
% 

13 086 100.0% 

Source: Census 2011  

Municipal Services  
In terms of municipal services, 82.7% of households have access to piped water in their 
dwelling or inside their yard, 91.9% of households have access to a flush toilet 
connected to the public sewer system, 98.8% of households have their refuse removed 
at least once a week and 96.9% of households use electricity for lighting in their 
dwelling (Tables 3.7 – 3.9).  

Table 3.7: Access to piped water in Ward 69 
 
Access to Piped 
Water 

Black African Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 

Piped water 
inside dwelling 

1 750 23.6% 191 75.8% 35 89.7% 4 746 98.9% 171 28.6% 6 893 52.7% 

Piped water 
inside yard 

3 464 46.8% 47 18.7% 4 10.3% 33 0.7% 382 64.0% 3 930 30.0% 

Piped water 
outside yard:< 
200m 

2 149 29.0% 9 3.6% 0 0.0% 2 0.0% 44 7.4% 2 204 16.8% 

Piped water 
outside yard:> 
200m 

30 0.4% 0 0.0% 0 0.0% 3 0.1% 0 0.0% 33 0.3% 

No access to 
piped water 

7 0.1% 5 2.0% 0 0.0% 14 0.3% 0 0.0% 26 0.2% 

Total 7 400 100.0
% 

252 100.0
% 

39 100.0
% 

4 798 100.0% 597 100.0
% 

13 
086 

100.0
% 

Source: Census 2011 
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Table 3.8: Toilet Facilities in Ward 69 
 
Toilet Facility Black 

African 
Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 

Flush toilet 
(connected to 
sewerage system) 

6 714 90.8%221 88.0% 37 97.4% 4 474 93.2% 578 96.8% 12 024 91.9% 

Flush toilet (with 
septic tank) 

629 8.5% 19 7.6% 1 2.6% 296 6.2% 17 2.8% 962 7.4% 

Chemical toilet 1 0.0% 4 1.6% 0 0.0% 7 0.1% 0 0.0% 12 0.1% 

Pit toilet with 
ventilation (VIP) 

7 0.1% 0 0.0% 0 0.0% 2 0.0% 0 0.0% 9 0.1% 

Pit toilet without 
ventilation 

6 0.1% 0 0.0% 0 0.0% 3 0.1% 0 0.0% 9 0.1% 

Bucket toilet 7 0.1% 1 0.4% 0 0.0% 1 0.0% 0 0.0% 9 0.1% 

Other 11 0.1% 5 2.0% 0 0.0% 9 0.2% 1 0.2% 26 0.2% 

None 23 0.3% 1 0.4% 0 0.0% 8 0.2% 1 0.2% 33 0.3% 

Total 7 398 100.0
% 

251 100.0
% 

38 100.0
% 

4 800 100.0
% 

597 100.0
% 

13 084 100.0% 

Source: Census 2011 

Table 3.9: Refuse Disposal in Ward 69 
 
Refuse Disposal Black 

African 
Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 
Removed by local 
authority/private 
company at least 
once a week 

 
7 308 

 
98.8% 

 
227 

 
90.1% 

 
38 

 
100.0% 

 
4 771 

 
99.4% 

 
589 

 
98.5% 

 
12 933 

 
98.8% 

Removed by local 
authority/private 
company less 
often 

 
59 

 
0.8% 

 
15 

 
6.0% 

 
0 

 
0.0% 

 
17 

 
0.4% 

 
1 

 
0.2% 

 
92 

 
0.7% 

Communal refuse 
dump 

10 0.1% 1 0.4% 0 0.0% 1 0.0% 3 0.5% 15 0.1% 

Own refuse dump 10 0.1% 7 2.8% 0 0.0% 4 0.1% 3 0.5% 24 0.2% 

No rubbish 
disposal 

4 0.1% 0 0.0% 0 0.0% 0 0.0% 2 0.3% 6 0.0% 

Other 8 0.1% 2 0.8% 0 0.0% 7 0.1% 0 0.0% 17 0.1% 

Total 7 399 100.0
% 

252 100.0
% 

38 100.0% 4 800 100.0
% 

598 100.0
% 

13 087 100.0% 

Source: Census 2011 

In terms of energy, 96.9 % of dwellings used electricity for lighting, while only 0.3 % 
relied on candles. For cooking purposes, 86.3 % of dwellings used electricity, and 10.6 
% on gas. For heating purposes, 54.6 % use electricity for heating and 24.4 % used no 
energy for heating (Tables 3.10 – 3.12). The majority groups for no energy used for 
heating included Black African (31.7 %) and Other (32.3 %).  
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Table 3.10: Energy used for Lighting in Ward 69 
 
Energy used for 
Lighting 

Black African Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 

Electricity 7 029 95.0% 245 97.2% 38 100.0% 4 779 99.6% 588 98.5% 12 679 96.9% 

Gas 29 0.4% 0 0.0% 0 0.0% 7 0.1% 2 0.3% 38 0.3% 

Paraffin 278 3.8% 0 0.0% 0 0.0% 1 0.0% 0 0.0% 279 2.1% 

Candles 39 0.5% 4 1.6% 0 0.0% 0 0.0% 2 0.3% 45 0.3% 

Solar 11 0.1% 3 1.2% 0 0.0% 8 0.2% 5 0.8% 27 0.2% 

None 14 0.2% 0 0.0% 0 0.0% 4 0.1% 0 0.0% 18 0.1% 

Total 7 400 100.0
% 

252 100.0
% 

38 100.0% 4 799 100.0% 597 100.0% 13 086 100.0
% 

Source: Census 2011 

Table 3.11: Energy used for Cooking in Ward 69 
 
Energy used 
for 
Cooking 

Black African Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 

Electricity 6 918 93.5% 213 84.5% 27 71.1% 3 569 74.3% 568 95.3% 11 295 86.3% 

Gas 107 1.4% 33 13.1% 11 28.9% 1 213 25.3% 21 3.5% 1 385 10.6% 

Paraffin 324 4.4% 2 0.8% 0 0.0% 2 0.0% 1 0.2% 329 2.5% 

Wood 8 0.1% 1 0.4% 0 0.0% 4 0.1% 1 0.2% 14 0.1% 

Coal 5 0.1% 0 0.0% 0 0.0% 2 0.0% 0 0.0% 7 0.1% 

Animal dung 1 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 1 0.0% 

Solar 11 0.1% 1 0.4% 0 0.0% 6 0.1% 1 0.2% 19 0.1% 

Other 3 0.0% 0 0.0% 0 0.0% 2 0.0% 1 0.2% 6 0.0% 

None 22 0.3% 2 0.4% 0 0.0% 3 0.1% 3 0.5% 30 0.2% 

Total 7 399 100.0
% 

252 100.0
% 

38 100.0
% 

4 801 100.0
% 

596 100.0
% 

13 086 100.0% 

Source: Census 2011 

Table 3.12: Energy used for Heating in Ward 69 
 
Energy used 
for Heating 

Black 
African 

Coloured Asian White Other Total 

Num % Num % Num % Num % Num % Num % 

Electricity 3 796 51.3% 159 63.3% 19 50.0
% 

2 873 59.9% 299 50.1% 7 146 54.6% 

Gas 161 2.2% 13 5.2% 8 21.1
% 

579 12.1% 11 1.8% 772 5.9% 

Paraffin 1 033 14.0% 8 3.2% 2 5.3% 4 0.1% 79 13.2% 1 126 8.6% 

Wood 41 0.6% 23 9.2% 2 5.3% 635 13.2% 12 2.0% 713 5.4% 

Coal 3 0.0% 0 0.0% 0 0.0% 12 0.3% 1 0.2% 16 0.1% 

Animal dung 5 0.1% 0 0.0% 0 0.0% 4 0.1% 0 0.0% 9 0.1% 

Solar 13 0.2% 5 2.0% 1 2.6% 86 1.8% 2 0.3% 107 0.8% 

Other 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 

None 2 347 31.7% 43 17.1% 6 15.8
% 

607 12.6% 193 32.3% 3 196 24.4% 

Total 7 399 100.0
% 

251 100.0
% 

38 100.0
% 

4 800 100.0
% 

597 100.0
% 

13 085 100.0% 

Source: Census 2011 
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3.4 OVERVIEW OF EXISTING RETIREMENT VILLAGES IN THE AREA   

 

Table 3.13 summarises the findings of several telephonic interviews held with 
representatives of five existing retirement villages within a six kilometre radius of the 
site.  

Findings  
 Based on the feedback it would appear that the retirement developments which have 

more facilities have higher staff to resident ratios, indicating a higher level of 
employment creation opportunities; 

 The retirement developments outsource as much as possible to cleaning, landscaping 
and security companies, providing a secondary job creation stream; 

 Occupancy rates of the facilities surveyed are 100%, with long waiting lists (in 
excess of 10 years); and 

 There is generally agreement that additional retirement villages are needed, notably 
affordable options.  

 
Additional Information 
 
Elderly Population of South Africa  
 Statistics South Africa’s mid-year population estimates for 2017 notes that 8.1% of 

the South African population is 60 years or older and that the proportion of elderly 
persons aged 60 years or older is increasing over time, shown through the estimated 
growth rate over time rising from 1,34% for the period 2002–2003 to 3,0% for the 
period 2016–2017. 

 Currently, those aged 60 and over make up 8% of the population, while those 50 
years and above comprise almost double that at 15.8%, according to a mid-2015 
report released by Statistics SA. Retirement property meanwhile is not keeping pace, 
comprising only a small portion of SA’s housing stock. A lack of supply means 
retirement homes are relatively scarce and expensive, especially for those with 
modest funds who battle to find accommodation and often face long waiting lists”. 
(Source: http://www.fin24.com/Finweek/Investment/banking-on-retirement-property-
20160503, May 3rd 2016).  
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Table 3.13: Summary of findings from telephonic interviews with representatives from existing retirement 
developments 
  

Retirement 
Home 

Number of residents 
that can be 
accommodated  

Demand/waiting 
list  

Permanent vs temporary staff  Facilities provided Reference Additional notes  

Evergreen 
Lifestyle Village at 
Lake Michelle 

32 independent living 
homes (2-3 
bedrooms).  
Estimate: 65 people  

Does not keep a 
waiting list.  

Unknown. 
Outsource where possible.  

 Independent living 
homes. 

 Home-based nurse 
caring. 

Lisa 
Stredder  
22/09/2017 

Noted a need for 
additional retirement 
facilities in the area.  

Noordhoek Manor 
Retirement and 
Lifestyle Village 

173 cottages ranging 
from 1, 2, 3 bedrooms.  
Health care: 23 rooms.  
Frail care: 20 rooms  
Estimate: 173 x 2 = 
350 people  

Approximately 100 
people waiting for 
various cottages. 
Some waiting in 
excess of 10 
years.  

Permanent:  
13 gardeners 
8 office staff 
15 waitresses and kitchen staff.  
Nurses on rolling shifts - unknown.  
Permanent carers - unknown. 
Cleaning and Security outsourced.  
Estimate: 50  
Temporary:  
Healthcare staff Domestic staff employed 
by residents  
Estimate: 30 – 50 
Resident: staff ratio – 1: 3.5 

 1, 2, 3, bedroom 
cottages.  

 Healthcare Centre 
(single and double 
rooms). 

 Frail care facility 
(assisted living).   

Sharon 
Semple  
22/09/2017 

Ms Semple noted that 
there is a need for 
additional retirement 
villages in the area, 
particularly more 
affordable 
developments, as 
opposed to luxury 
developments.   

Peers Village 
Genoa Avenue 
Fish Hoek 

173 cottages of 1, 2, 3 
bedrooms  
30 bed health care 
centre  
Estimate = 350 people  

12 year waiting 
list.  
Source not keen to 
provide number on 
waiting list.  

Permanent staff: 25  
Temporary staff: 0 
Resident: staff ratio  1: 14 

 Cottages  
 Clubhouse 
 Library  
 Swimming pool  
 Dining room/catering 
 Health Care Centre  

Kevin 
Wentzel  
22/9/2017 

Mr Wentzel noted that 
a retirement village is 
being currently 
constructed on 
Kommetjie Road, and 
not all units have yet 
been sold.  

Carlisle Lodge 
Kommetjie Road 
Fish Hoek 

85  10 – 12 year  
~1 000 people on 
general waiting 
list.  

Permanent: 25 staff 
Kitchen, cleaning and security 
outsourced.  
Temporary: 0 
Resident: Staff ratio 1:3.4 

 Independent living 
accommodation 

 Assisted living 
 Semi-frail care 
 24-hour frail care 
 Laundry and cleaning 

service 

Brenda 
Matthews  
22/09/2017 

Ms Matthews noted 
that there is a 
particular need for 
independent couple 
accommodation and 
frail care.  

Silvermine 
Village, 
Silvermine Lodge, 
Noordhoek  

214 cottages  
1,2 bed cottages  
56 bed health care 
facility  
~400 residents  

1 807 persons on 
the waiting list  

Permanent staff: 150 
Temporary staff: 0 
Resident: Staff ratio 1: 2.6 

 Frail care centre 
 Dining room 
 Functions venue 
 Chapel  
 Hairdresser and library 
 Laundry  
 Bowling Green  
 Indoor pool  

Martha 
Maritz  
22/09/2017 

Ms Maritz noted that 
there is a huge 
demand for their 
cottages.  



  
 

 

SECTION 4:  ASSESSEMENT OF KEY SOCIAL ISSUES  
 
 

4.1  INTRODUCTION 

 
Section 4 provides an assessment of the key social issues identified during the study. 
The identification of key issues was based on: 
 
 Review of project related information, including other relevant specialist studies; 
 Interviews with key interested and affected parties; 
 Experience of the authors with the area and local conditions; 
 Experience with other residential development projects in the Western Cape.  
 
The assessment section is divided into:  
 
 Assessment of compatibility with relevant policy and planning context (“planning 

fit”;  
 Assessment of social issues associated with the construction phase; 
 Assessment of social issues associated with the operational phase; 
 Assessment of the “no development” alternative; 
 Assessment of cumulative impacts.  
 
As indicated above, four development alternatives have been identified, namely: 
 
 Alternative 1;  
 Alternative 2;  
 Alternative 3;  
 No-development Alternative. 
 
Alternative 1 and 2 both involve the establishment of 110 retirement units, a lifestyle 
centre or clubhouse complex, which would provide a range of communal services and 
facilities such as a reception area, bistro/coffee bar/kitchen, dining room, lounge, 
games room, gym, pool, launderette and salon. No frail care facility is included in the 
development. 
 
The social impacts associated with Alternative 1 and 2 will therefore be similar. The 
assessment ratings for the construction and operational phase will therefore be the 
same and apply to both Alternatives. Separate assessments have therefore not been 
undertaken.  
 
The developers have indicated that Alternative 3 is not financial viable due the 
limited number of units that can be accommodated on the site, namely 15. 
Alternative 3 is therefore essentially the same as the No-Development Alternative. A 
separate assessment of Alternative 3 from a social perspective has therefore not 
been undertaken.  
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4.2 POLICY AND PLANNING FIT 

 
The legislative and policy context plays an important role in identifying and assessing 
the potential social impacts associated with a proposed development. In this regard a 
key component of the SIA process is to assess the proposed development in terms of 
its fit with key planning and policy documents. The findings of the review indicate:  
 
 The proposed Evergreen Lake Michelle Retirement development falls within an 

IGCA. In these areas the City is committed to servicing existing communities and 
new development subject to available infrastructure capacity. The key informant 
of land use decisions in these areas are the existing built urban footprint and 
approved land use rights. Decisions should be underpinned by, amongst others, 
long-term spatial planning, transport modelling and infrastructure master 
planning.   

 The proposed Michelle Retirement development support a number of objectives 
and principles contained in the WCSDF, CoCTSDF and CoCT IDP; 

 The proposed Evergreen Lake Michelle Retirement development supports a 
number of objectives set out in the CoCT’s Densification Policy. 
   

Based on the review there appear to be no major policy and planning related 
constraints affecting the proposed development from a socio-economic perspective. 
 

4.3 SOCIAL IMPACTS ASSOCIATED WITH THE CONSTRUCTION PHASE  

 
As indicated above, Alternative 1 and 2 both involve the establishment of 110 
retirement units, a lifestyle centre or clubhouse complex, which would provide a 
range of communal services and facilities such as a reception area, bistro/coffee 
bar/kitchen, dining room, lounge, games room, gym, pool, launderette and salon. 
The social impacts associated with the construction of Alternative 1 and 2 will 
therefore be similar. The assessment ratings for the construction phase will therefore 
be the same and apply to both Alternatives.  
 
Alternative 3 would only involve the establishment of 15 units. The developer has 
indicated that the development of this number of units would not financial viable. 
From a social and socio-economic perspective the potential benefits associated with 
the construction of 15 units would be limited. Likewise, the potential negative 
impacts would also be limited. A separate assessment of Alternative 3 is provided 
where required.  
 
Potential positive impacts 

 Creation of employment and business opportunities. 
 
Potential negative impacts 

 Risks to local social networks posed by construction workers; 
 Security and safety risks posed by construction workers to local residents;  
 Noise, dust and safety impacts associated with construction related activities and 

the movement of heavy vehicles.  
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4.3.1 Creation of local business and employment and opportunities  

The developer will be responsible for the construction of the units and installation of 
the bulk services. Based on the information provided by the developer and 
information from similar developments the construction phase for Alternative 1 and 2 
will extend over a period of approximately 2 years and create in the region of 1 000 
employment opportunities. Based on similar projects 50% (500) of the employment 
opportunities will be available for low skilled workers, 35% (350) semi-skilled 
workers and 150 (15%) for skilled workers. Based on information provided by the 
developer the total wage bill for the construction phase will be in the region of R 96 
million (2017 Rand values).  
 
The majority of the employment opportunities are likely to benefit local Historically 
Disadvantaged (HD) members of the community. This would represent a significant 
opportunity for the local building sector and members of the local community who 
are employed in the building sector. The potential creation of employment 
opportunities for local HD members of the community is therefore regarded as an 
important social benefit given that slump in the building sector since 2008.  
 
The employment opportunities associated with the construction phase are frequently 
regarded as temporary employment. However, while these jobs may be classified as 
“temporary” it is worth noting that the people employed in the construction industry 
by its very nature rely on “temporary” jobs for their survival. In this regard 
“permanent” employment in the construction sector is linked to the ability of 
construction companies to secure a series of temporary projects over a period of 
time. Each development, such as the proposed development, therefore contributes to 
creating “permanent” employment in the construction sector.  
 
The capital expenditure associated with the proposed development is in the region of 
R 400 million (2017 Rand value). The majority of work during the construction phase 
is likely to be undertaken by local contractors and builders. The majority of the 
building materials associated with the construction phase will also be sourced from 
locally based suppliers. The proposed development will therefore also represent a 
positive benefit for the local construction and building sector in the CoCT. The wage 
spend will also benefit the local economy.  
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Table 4.1: Impact assessment of employment and business creation 
opportunities during the construction phase (Alternative 1 and 2) 
 
Nature:  Creation of employment and business opportunities during the construction phase 

 Without Mitigation With Enhancement  

Extent Local – Regional (2) Local – Regional (3) 

Duration Short Term (2) Short Term (2) 

Magnitude Moderate (6) Moderate (6) 

Probability Probable (3) Highly probable (4) 

Significance Medium (30) Medium (44) 

Status Positive  Positive  

Reversibility N/A N/A 

Degree to which impact can 
be avoided 

Employment creation is a 
positive impact and 
should therefore not be 
avoided  

Employment creation is a 
positive impact and should 
therefore not be avoided 

Degree to which impact can 
be managed 

Enhancement measures 
are listed below 

Enhancement measures are 
listed below 

Irreplaceable loss of 
resources? 

N/A N/A 

Can impact be enhanced? Yes  

Enhancement :  See below 

Cumulative impacts: Opportunity to up-grade and improve skills levels in the area.   

Indirect impacts: There are unlikely to be any indirect impacts. 

Residual impacts: Improved pool of skills and experience in the local area.   

 
The benefits in terms of employment and business opportunities associated with the 
establishment of 15 units (Alternative 3) would be lower than those associated with 
Alternative 1 and 2 (110 units). This is due to the reduced number of units  
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Table 4.2: Impact assessment of employment and business creation 
opportunities during the construction phase (Alternative 3) 
 
Nature:  Creation of employment and business opportunities during the construction phase 

 Without Mitigation With Enhancement  

Extent Local – Regional (1) Local – Regional (1) 

Duration Short Term (2) Short Term (2) 

Magnitude Low (4) Low (4) 

Probability Probable (3) Highly probable (4) 

Significance Low (21) Low (28) 

Status Positive  Positive  

Reversibility N/A N/A 

Degree to which impact can 
be avoided 

Employment creation is a 
positive impact and 
should therefore not be 
avoided  

Employment creation is a 
positive impact and should 
therefore not be avoided 

Degree to which impact can 
be managed 

Enhancement measures 
are listed below 

Enhancement measures are 
listed below 

Irreplaceable loss of 
resources? 

N/A N/A 

Can impact be enhanced? Yes  

Enhancement :  See below 

Cumulative impacts: Opportunity to up-grade and improve skills levels in the area.   

Indirect impacts: There are unlikely to be any indirect impacts. 

Residual impacts: Improved pool of skills and experience in the local area.   

 
Assessment of No-Go option   
The potential employment and economic benefits associated with the construction 
phase of the project would be forgone.  
 
Recommended enhancement measures 
In order to enhance local employment and business opportunities associated with the 
construction phase of the project the following measures should be implemented: 
 
 The developer should inform the local authorities, local community leaders, 

organizations and councillors of the project and the potential job opportunities for 
local builders and contractors;  

 The developer should establish a database of local construction companies in the 
area, specifically SMME’s owned and run by HDI’s, prior to the commencement of 
the tender process for the bulk services component of the project. These 
companies should be notified of the tender process and invited to bid for project 
related work; 

 The developer in consultation with the appointed contractor/s should look to 
employ a percentage of the labour required for the construction phase from local 
area in order to maximize opportunities for members from the local HD 
communities. 
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However, while the use of local building contractors and workers is recommended, it 
is recognised that a competitive tender process may not guarantee the employment 
of local companies and labour during the construction phase. 

4.3.2 Presence of construction workers in the area  

Based on experience from large construction projects the presence of construction 
workers can pose a potential risk to local communities located in the vicinity of the 
site. While the presence of construction workers does not in itself constitute a social 
impact, the manner in which construction workers conduct themselves can affect the 
local community. In the case of local communities the most significant negative risks 
are associated with the disruption of existing family structures and social networks. 
This risk is linked to the potential behaviour of male construction workers, including:   
 
 An increase in alcohol and drug use; 
 An increase in crime levels; 
 An increase in teenage and unwanted pregnancies; 
 An increase in prostitution; and 
 An increase in sexually transmitted diseases (STDs). 
 
The potential impacts on local communities associated with construction workers are, 
however, typically associated with projects located in rural areas or small towns 
where large numbers of construction workers from outside the area are employed. 
Given the location of the proposed development within a large, established urban 
area, namely the City of Cape Town, all of the workers are likely to reside locally and 
will commute to and from the site on a daily basis. As such they will have established 
links with the local family and social networks and will return to their houses on a 
daily basis. Based on this the potential risk posed by construction workers on the 
local community is likely to be low. While the potential threat posed by construction 
workers to the community as a whole is likely to be low, the impact on individual 
members who may be impacted by the behavior of construction workers has the 
potential to be high, specifically if they are affected by STDs etc. This risk cannot be 
completely eliminated. The focus of the assessment is therefore on the potential 
impact on the community as whole.  
 
Although the number of construction workers associated with Alternative 3 would be 
lower, the significance for Alternative 1, 2 and 3 are all rated as Low Negative with 
mitigation. 
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Table 4.3: Assessment of impact of construction workers on local 
communities (Alternative 1, 2 and 3) 
 
Nature:  Potential impacts on family structures and social networks associated with the 
presence of construction workers 

 Without Mitigation With Mitigation  

Extent Local (2) Local (1) 

Duration Short Term (2) Short Term (2) 

Magnitude Low (4) Low (4) 

Probability Probable (3) Probable (3) 

Significance Low (24) Low (21) 

Status Negative   Negative   

Reversibility No in case of HIV and AIDS No in case of HIV and AIDS  

Degree to which 
impact can be 
avoided 

Cannot be completely avoided  Cannot be completely avoided 

Degree to which 
impact can be 
managed 

Mitigation measures are listed 
below 

Mitigation measures are listed 
below 

Irreplaceable loss of 
resources? 

Yes, if people contract 
HIV/AIDS  

 

Can impact be 
mitigated? 

Yes, to some degree.  
However, the risk cannot be 
totally eliminated 

 

Mitigation:  See below 

Cumulative impacts: Impacts on family and community relations that may, in some cases, 
persist for a long period.  Also in cases where unplanned / unwanted pregnancies occur or 
members of the community are infected by an STD, specifically HIV and or AIDS, the impacts 
may be permanent and have long term to permanent cumulative impacts on the affected 
individuals and/or their families and the community.  However, as indicated above, the risks 
are likely to be low. 

Indirect impacts: There are unlikely to be any indirect impacts 

Residual impacts: Community members affected by STDs etc. and associated impact on 
local community and burden services etc.  

 
Assessment of No-Go option 
There is no impact as it maintains the current status quo.   
 
Recommended mitigation measures 
The potential risks associated with construction workers can be mitigated. The 
aspects that should be covered include: 
 
 The developer should seek to appoint locally based contractors where ever 

possible;  
 The developer in consultation with the appointed contractor should implement an 

HIV/AIDS awareness programme for all construction workers at the outset of the 
construction phase;  

 The movement of construction workers on and off the site should be closely 
managed and monitored by the contractors. In this regard the contractors should 
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be responsible for making the necessary arrangements for transporting workers 
to and from site on a daily basis;  

 No construction workers, with the exception of security personnel, should be 
permitted to stay overnight on the site.   

4.3.3 Safety, security and potential for increased crime 

The presence of construction workers in the area has the potential to impact on the 
safety and security of local residents. The experience, both locally and 
internationally, is that the presence of construction workers typically results in an 
increase in petty crime and theft. This is linked to the ability of the construction 
workers to monitor the movements of local residents and take advantage of their 
absence from the property. The majority of the crime is therefore opportunistic and 
linked to theft and house break-ins. The issue of safety was also raised by 
representatives from the Noordhoek Ratepayers Association (Mr Bradley Bing and 
Jenny Shaw) and Lake Michelle Estate (Ms Janet Cannan). 
 
Although the number of construction workers associated with Alternative 3 would be 
lower, the significance for Alternative 1, 2 and 3 are all rated as Low Negative with 
mitigation. 
 
Table 4.4: Assessment of risk posed by construction workers on safety and 
security (Alternative 1, 2 and 3) 
 
Nature:  Potential safety and security risk posed by presence of construction workers on site 

 Without Mitigation With Mitigation  

Extent Local (2) Local (1) 

Duration Short Term (2) Short Term (2) 

Magnitude Low (4) Low (4) 

Probability Probable (3) Probable (3) 

Significance Low (24) Low (21) 

Status Negative   Negative   

Reversibility No, if local residents are 
murdered or physically harmed  

No, if local residents are 
murdered or physically harmed 

Degree to which 
impact can be avoided 

Cannot be completely avoided  Cannot be completely avoided 

Degree to which 
impact can be 
managed 

Mitigation measures are listed 
below 

Mitigation measures are listed 
below 

Irreplaceable loss of 
resources? 

Yes, if family member is 
murdered 

Yes, if family member is 
murdered 

Can impact be 

mitigated? 

Yes  Yes 

Mitigation:  See below 

Cumulative impacts: No   

Indirect impacts: There are unlikely to be any indirect impacts. 

Residual impacts: Include psychological effects associated with attacks or crime related 
events that may last for many years. 
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Assessment of No-Go option   
There is no impact as it maintains the current status quo.  
 
Recommended mitigation measures 
The developer and or contractors cannot be held responsible for the off-site, after-
hours behaviour of all construction employees. However, the contractors appointed 
by the developer should ensure that all workers employed on the project are 
informed at the outset of the construction phase that any construction workers found 
guilty of theft will be dismissed and charged. All dismissals must be in accordance 
with South African labour legislation.  In addition, the following mitigation measures 
are recommended: 
 
 No construction workers, with the exception of security personnel, should be 

allowed to stay on site overnight; 
 Building contractors appointed by the developer must ensure that workers are 

transported to and from the site on a daily basis; 
 Construction related activities should comply with all relevant building 

regulations. In this regard activities on site should be restricted to between 
07h00 and 18h00 during weekdays and 08h00 and 13h00 on Saturdays. No work 
should be permitted after 13h00 on Saturdays and on Sundays.    

4.3.4 Impact of construction related activities  

Construction related activities can impact negatively on adjacent landowners and 
communities. The typical impacts include dust, noise and safety. The movement of 
heavy construction vehicles along the main access routes to the site, which include 
Ou Kaapse Weg, Silvermine Road, and Noordhoek Main Road may also pose potential 
safety risks to other road users and pedestrians who use these roads to access 
places of work, specifically Noordhoek Main Road and Silvermine Road. The 
movement of construction vehicles may also impact on residents entering and 
leaving Lake Michelle. Site clearing activities during the construction phase can also 
increase the risk of dust, specifically during the dry, windy summer months. The 
recommended mitigation measures listed below should be implemented to address 
these impacts.  
 
The representative from the Noordhoek Environmental Action Group (NEAG), Mr Glen 
Ashton, noted that the Environmental Management Plan (EMP) for the development 
must be in line with the EMP for Lake Michelle. Ms Janet Cannan (Lake Michelle 
Estate) also indicated that the construction activities would need to conform with the 
estate’s construction rules e.g. no walking between areas, only trucks of a certain 
size to be used, specific working times etc.  
 
Although the construction related activities associated with Alternative 3 would be 
lower, the significance for Alternative 1, 2 and 3 are all rated as Low Negative with 
mitigation. 
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Table 4.6: Assessment of the impacts associated with construction vehicles 
(Alternative 1, 2 and 3) 
 
Nature:  Potential noise, dust and safety impacts associated with movement of construction 
related traffic to and from the site  

 Without Mitigation With Mitigation  

Extent Local-Regional (2) Local-Regional (1) 

Duration Short Term (2) Short Term (2) 

Magnitude Low (4) Low (4) 

Probability Probable (3) Probable (3) 

Significance Low (24) Low (21) 

Status Negative   Negative   

Reversibility Yes   

Degree to which 
impact can be avoided 

Cannot be completely avoided  Cannot be completely avoided 

Degree to which 
impact can be 
managed 

Mitigation measures are listed 
below 

Mitigation measures are listed 
below 

Irreplaceable loss of 
resources? 

No  No 

Can impact be 
mitigated? 

Yes   

Mitigation:  See below 

Cumulative impacts: Increased delays during construction phase  

Indirect impacts: There are unlikely to be any indirect impacts 

Residual impacts: No residual impacts 

 
Assessment of No-Go option   
There is no impact as it maintains the current status quo.  
 
Recommended mitigation measures 
 The Environmental Management Plan (EMP) for the development must be in line 

with the EMP for Lake Michelle;   
 Construction related activities should comply with all relevant building 

regulations. In this regard activities on site should be restricted to between 
07h00 and 18h00 during weekdays and 08h00 and 13h00 on Saturdays. No work 
should be permitted after 13h00 on Saturdays and on Sundays.    

 Drivers should be made aware of the potential risk posed to school children and 
other road users along the R102. All drivers must ensure that speed limit of 60 
km per hour is enforced; 

 Movement of heavy construction vehicles and abnormal loads along Ou Kaapse 
Weg, Silvermine Road and Noordhoek Main Road should where possible be timed 
to avoid peak traffic hours;  

 All vehicles must be road-worthy and drivers must be qualified, made aware of 
the potential road safety issues, and need for strict speed limits.  

 The footprint area cleared for development should be minimised and dust 
suppression measures, such as spreading mulch over exposed areas, should be 
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implemented. Details of the dust suppression measures should be listed in the 
EMP; 

 Dust suppression measures must be implemented for heavy vehicles such as 
wetting of internal gravel roads on a regular basis and ensuring that vehicles 
used to transport sand and building materials are fitted with tarpaulins or covers. 

 

4.4 SOCIAL IMPACTS ASSOCIATED WITH OPERATIONAL PHASE  

 
As indicated above, Alternative 1 and 2 both involve the establishment of 110 
retirement units, a lifestyle centre or clubhouse complex, which would provide a 
range of communal services and facilities such as a reception area, bistro/coffee 
bar/kitchen, dining room, lounge, games room, gym, pool, launderette and salon. 
The social impacts associated with the operational phase of Alternative 1 and 2 will 
therefore be similar. The assessment ratings for the operational phase will therefore 
be the same and apply to both Alternatives.  
 
Alternative 3 would only involve the establishment of 15 units. The benefits 
associated with the establishment of a medium sized retirement facility would 
therefore be forgone. The developer has indicated that the development of this 
number of units would not financial viable. A separate assessment of Alternative 3 is 
provided where required.  
 
The key social issues affecting the operational phase include:  
 
Potential positive impacts 
 Creation of employment and business opportunities 
 Broaden the rates base 
 Creation of a safe and quality living environment for retirees and rehabilitation of 

wetland areas.  
 
Potential negative impacts 

 Potential impact on Lake Michelle Estate and existing residents; 
 Impact on traffic and bulk services14.  

4.4.1 Creation of employment and business opportunities   

The establishment of a retirement village (Alternative 1 and 2) will create 
employment opportunities. Information collected as part of the study indicated that 
the Silvermine Retirement Village, which has 214 cottages and a 56 bed frail care 
facility, employs 150 permanent staff. This includes health-care staff, housing 
keeping staff, garden maintenance staff, catering staff, security staff, maintenance 
staff, security staff, administrative staff, drivers, and hairdressers. Information 
provided by the developers indicates that the proposed Lake Michelle Retirement 
Village will create in the region of 30 permanent employment opportunities, with an 
annual wage bill of R 4.5 million (2017 Rand values). The majority of the 
employment opportunities are likely to benefit Historically Disadvantaged Individuals 
(HDIs).  
 

 
14 The potential impact on traffic and bulk services is addressed under Cumulative Impacts in 
Section 4.5 
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The operational budget will be in the region of R 6 million per annum (2017 Rand 
values). The operational phase will therefore also create opportunities for local 
businesses in the Fish Hoek area, such catering, security, landscaping, house 
maintenance, etc. Local shops, petrol stations, and restaurants will also benefit from 
local spend by occupants of the village.  
 
Based on experience with other retirement facilities, the proposed development is 
likely to create more than 30 employment opportunities, specifically when one 
considers the potential for domestic workers, gardeners, frail care providers and live 
in carer’s. If one assumes that 60% of the houses will employ a domestic worker/ 
gardener, this would translate into 66 additional employment opportunities over and 
above the 30 directly associated with the operation of the retirement facility. This 
point was also confirmed by Ms. Felicity Purchase, the local ward councilor.  
 
The findings of the study also found that there is a growing demand for retirement 
facilities located within relatively close proximity to well-equipped private and public 
hospitals and specialists when the need arises. The proposed Lake Michelle site is 
relatively well located in this regard. The development will however not meet the 
demand for more affordable retirement accommodation.  
 
Table 4.7: Creation of employment and business creation opportunities 
during the operational phase (Alternative 1 and 2) 
 
Nature:  Creation of employment and business opportunities during the operational phase 

 Without Mitigation With Enhancement  

Extent Local – Regional (2) Local – Regional (3) 

Duration Long-Term (4) Long-Term (4) 

Magnitude Moderate (6) Moderate (6) 

Probability Highly probable (4) Highly probable (4) 

Significance Medium (48) Medium (52) 

Status Positive  Positive  

Reversibility N/A N/A 

Degree to which impact can 
be avoided 

Employment creation is a 
positive impact and 
should therefore not be 
avoided  

Employment creation is a 
positive impact and should 
therefore not be avoided 

Degree to which impact can 
be managed 

Enhancement measures 
are listed below 

Enhancement measures are 
listed below 

Irreplaceable loss of 
resources? 

N/A N/A 

Can impact be enhanced? Yes  

Enhancement :  See below 

Cumulative impacts: Opportunity to up-grade and improve skills levels in the area.   

Indirect impacts: There are unlikely to be any indirect impacts. 

Residual impacts: Improved pool of skills and experience in the local area.   
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Alternative 3 would only involve the establishment of 15 units. The employment and 
business opportunities associated with the establishment of a medium sized 
retirement facility would therefore be forgone. 
 
Table 4.8: Creation of employment and business creation opportunities 
during the operational phase (Alternative 3) 
 
Nature:  Creation of employment and business opportunities during the operational phase 

 Without Mitigation With Enhancement  

Extent Local (1) Local (1) 

Duration Long-Term (4) Long-Term (4) 

Magnitude Very Low (2) Very Low (2) 

Probability Highly probable (4) Highly probable (4) 

Significance Low (28) Low (28) 

Status Positive  Positive  

Reversibility N/A N/A 

Degree to which impact can 
be avoided 

Employment creation is a 
positive impact and 
should therefore not be 
avoided  

Employment creation is a 
positive impact and should 
therefore not be avoided 

Degree to which impact can 
be managed 

Enhancement measures 
are listed below 

Enhancement measures are 
listed below 

Irreplaceable loss of 
resources? 

N/A N/A 

Can impact be enhanced? Yes  

Enhancement:  See below 

Cumulative impacts: Opportunity to up-grade and improve skills levels in the area.   

Indirect impacts: There are unlikely to be any indirect impacts. 

Residual impacts: Improved pool of skills and experience in the local area.   

 
Assessment of No-Go option   
The potential employment and economic benefits associated with the operational 
phase of the project would be forgone.  
 
Recommended enhancement measures 
The enhancement measures listed in Section 4.3.1, i.e. to enhance local employment 
and business opportunities during the construction phase, also apply to the 
operational phase.  

4.4.2 Broadening of the rates base   

Based on the information provided by the developer the value of the retirement units 
(Alternative 1 and 2) is estimated to be ~ R 2.5-4.0 million depending on the size. 
Based on these estimates the total market value will be in the region R 275-440 
million. Assuming full development, the estimated monthly property rates would be 
in the region of 170 000.00, or R 2 million per annum.  In addition the proposed 
development would also generate revenue for the CoCT from the consumption of 
water and electricity.  
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Table 4.9: Contribute to the CoCT rates base (Alternative 1 and 2) 
 
Nature: Increase rates and tax revenue for the CoCT which can be used to address some of 
the socio-economic challenges facing the CoCT  

 Without Mitigation  
(Assumes no 
development takes 
place)  

With Enhancement  
(Assumes development 
takes place) 

Extent Local-Regional (2) Local – Regional (2) 

Duration Long term (4) Long term (4) 

Magnitude Low (4) Low (4) 

Probability Highly probable (4) Highly probable (4) 

Significance Medium (40) Medium (40) 

Status Negative  Positive    

Reversibility N/A N/A 

Degree to which impact can 
be avoided 

Represents a positive 
impact and should therefore 
not be avoided  

Represents a positive impact 
and should therefore not be 
avoided 

Degree to which impact can 
be managed 

Enhancement measures are 
listed below 

Enhancement measures are 
listed below 

Irreplaceable loss of 
resources? 

No No 

Can impact be enhanced?  Yes  Yes 

Enhancement:  See below 

Cumulative impacts: Promotion of social and economic development and improvement in 
the overall well-being of the community 

Indirect impacts: There are unlikely to be any indirect impacts 

Residual impacts: See cumulative impacts 

 
Alternative 3 would only involve the establishment of 15 units. The contribution to 
the CoCT rates base would therefore be limited.  
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Table 4.10: Contribute to the CoCT rates base (Alternative 3) 
 
Nature: Increase rates and tax revenue for the CoCT which can be used to address some of 
the socio-economic challenges facing the CoCT  

 Without Mitigation  
(Assumes no 
development takes 
place)  

With Enhancement  
(Assumes development 
takes place) 

Extent Local  (1) Local (1) 

Duration Long term (4) Long term (4) 

Magnitude Very Low (2) Very Low (2) 

Probability Highly probable (4) Highly probable (4) 

Significance Low (28) Low (28) 

Status Negative  Positive    

Reversibility N/A N/A 

Degree to which impact can 
be avoided 

Represents a positive 
impact and should therefore 
not be avoided  

Represents a positive impact 
and should therefore not be 
avoided 

Degree to which impact can 
be managed 

Enhancement measures are 
listed below 

Enhancement measures are 
listed below 

Irreplaceable loss of 
resources? 

No No 

Can impact be enhanced?  Yes  Yes 

Enhancement:  See below 

Cumulative impacts: Promotion of social and economic development and improvement in 
the overall well-being of the community 

Indirect impacts: There are unlikely to be any indirect impacts 

Residual impacts: See cumulative impacts 

 
Assessment of No-Go option   
There is no impact as it maintains the current status quo. However, the potential 
opportunity costs in terms of the generating revenue for the CoCT would be lost.  
 
Recommended enhancement measures 
The recommended enhancement measure is for the proposed Lake Michelle 
Retirement Village to proceed as planned.  

4.4.3 Creation of safe and quality living environment for retirees    

The Fish Hoek area is an established and favoured retirement option. Based on the 
findings of the study there is a shortage of retirement accommodation in the study 
area. In this regard all of the retirement facilities have long waiting lists, the majority 
of which are in excess of 10 years. The survey undertaken as part of the study found 
that there was general agreement that additional retirement facilities were required, 
specifically more affordable options. The need for safe and secure retirement 
accommodation was also raised by the local councilor for the area, Ms. Felicity 
Purchase.  
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The study also found that there growing demand for retirement facilities not only in 
Cape Town, but in South Africa as a whole. Statistics South Africa’s mid-year 
population estimates for 2017 notes that 8.1% of the South African population is 60 
years or older and that the proportion of elderly persons aged 60 years or older is 
increasing over time, shown through the estimated growth rate over time rising from 
1,34% for the period 2002–2003 to 3,0% for the period 2016–2017. 
 
Currently, those aged 60 and over make up 8% of the population, while those 50 
years and above comprise almost double that at 15.8% (Mid-2015 report, Statistics 
SA). The study also found that the development of retirement facilities was not 
keeping pace with the demand and, comprising only a small portion of SA’s housing 
stock. A lack of supply means retirement homes are relatively scarce and expensive, 
especially for those with modest funds who battle to find accommodation and often 
face long waiting lists”15.  
 
The proposed development also includes a lifestyle centre or clubhouse complex, 
which will provide a range of communal services and facilities such as a reception 
area, bistro/coffee bar/kitchen, dining room, lounge, games room, gym, pool, 
launderette and salon. No frail care facility is included in the development. The lack 
of a frail care facility was raised as a potential concern by representatives from the 
Noordhoek Ratepayers Association (Mr Bradley Bing and Jenny Shaw). Access to the 
retirement village would be provided from the existing western and eastern main 
access roads of Lake Michelle. Access will therefore be controlled and managed.  
 
An integrated open space system is also included in the design, consisting of 
footpaths and boardwalks through the open space system. The representative from 
the Noordhoek Environmental Action Group (NEAG), Mr Glenn Ashton, indicated that 
the site currently has limited amenity value and that the proposed rehabilitation of 
the wetland area and establishment of an open space system would create an 
opportunity to improve the sites amenity value.  
 
The proposed development of 110 units therefore meets the growing need for safe 
and secure retirement accommodation. The development does not however meet the 
need for more affordable retirement accommodation. Concerns were however raised 
by representatives from the Noordhoek Ratepayers Association and the Lake Michelle 
Estate regarding the number of units proposed and the density. In this regard the 
initial number of units proposed was 40. This has been increased to 110. The erf size 
and density were not character with the Noordhoek area. The Noordhoek Ratepayers 
Association also indicated that there were a number of other retirement villages in 
the area and questioned the need for more. However, as indicated above, the 
findings of the Mid-2015 report by Statistics SA indicate that the development of 
retirement facilities was not keeping pace with the demand. The increase in density 
also supports the CoCT’s densification strategy.  
 
The security measures in combination with the open space network are also likely to 
ensure that the value of the properties appreciate over time, which, in turn, will 
increase the contribution of the development to the CoCT rates base over time.  
 

 
15 http://www.fin24.com/Finweek/Investment/banking-on-retirement-property-20160503, May 
3rd 2016).  
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Table 4.11: Provision of retirement accommodation and creation of a safe 
and quality living environment for retirees (Alternative 1 and 2)  
 
Nature: Meeting the need for retirement accommodation and the creation of a safe and 
quality living environment for residents. 

 Without Mitigation  
(Assumes no development 
takes place)  

With Enhancement  
(Assumes development 
takes place) 

Extent Local-Regional (2) Local – Regional (2) 

Duration Long term (4) Long term (4) 

Magnitude Medium (6) Medium (6) 

Probability Definite (5) Definite (5) 

Significance High (60) High (60) 

Status Negative  Positive    

Reversibility N/A N/A 

Degree to which 
impact can be avoided 

Represents a positive impact and 
should therefore not be avoided  

Represents a positive impact 
and should therefore not be 
avoided 

Degree to which 
impact can be 
managed 

Enhancement measures are listed 
below 

Enhancement measures are 
listed below 

Irreplaceable loss of 
resources? 

No No 

Can impact be 
enhanced?  

Yes  Yes 

Enhancement:  See below 

Cumulative impacts: Assist to address the demand for retirement accommodation 

Indirect impacts: There are unlikely to be any indirect impacts 

Residual impacts: See cumulative impacts 

 
Alternative 3 would only involve the establishment of 15 units. The benefits 
associated with the establishment of a medium sized retirement facility would 
therefore be forgone. The loss would only affect retirees who would potentially 
benefit from the proposed Lake Michelle retirement development. However, one can 
assume that such facilities would be available at other locations both in the CoCT and 
the Western Cape. A separate assessment of Alternative 3 has therefore not been 
undertaken.  
 
Assessment of No-Go option   
There is no impact as it maintains the current status quo.  
 
Recommended enhancement measures 
The recommended enhancement measure is for the proposed Lake Michelle 
Retirement Village proceed as planned.  

4.4.4 Potential impact on Lake Michelle Estate and existing residents 

A number of issues and concerns were raised during the interviews with 
representative from Lake Michelle Estate, Ms Janet Cannan, and Ms Jenny Shaw, who 
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is also a resident of Lake Michelle. The issues raised do not lend themselves to 
assigning a significance rating. However, they need to be brought to the attention of 
the developer for consideration and clarity.  
 
 Concern that the branding of Lake Michelle will become that of an old age home, 

which it is not. This may impact on potential buyers and property values in the 
future;  

 There are 353 homes in Lake Michelle. Currently Evergreen own 30, which gives 
them 8.5% of the Home Owners’ Association (HOA) vote. Based on the life rights 
business model, if they owned 140 houses (with the new 110) they will increase 
their total vote with regards to HOA management (e.g. special levies), which 
would in turn reduce the influence and say of private owners. This would have 
implications for the equity and fairness of future decision-making. Clarity on this 
issue and the relationship between the retirement village and the existing Lake 
Michelle Estate must be provide by Evergreen;  

 Clarity is also required on whether or not the proposed Retirement Village will fall 
under the management of Lake Michelle. If it does become part of Lake Michelle, 
a meeting with the residents should be held during the EIA to obtain their 
concerns directly.  

 If it does become part of Lake Michelle, the need for additional staff would need 
to be considered e.g. the gardening and maintenance staff responsible for 
managing the common areas of the estate. The existing staff complement would 
not be able to cope with the maintenance of the additional area;  

 In terms of management of the estate, new elderly residents should be able to 
vote at the HOA. If this is not allowed, it would may have a negative impact on 
their financial security, as often special levies (for aspects such as security 
upgrades, road resurfacing, wetland management) are required. Clarity on this 
issue is required;   

 There may be noise impacts from the proposed clubhouse facilities which could 
affect existing residents. The proposed units on the south west end of the 
development would also impact on the privacy of existing houses in Lake 
Michelle;  

 A positive impact would occur if the new proposed facilities at the Clubhouse 
complex were available to the Lake Michelle residents.  

 Emergency services are available. The existing protocol is unimpeded access to 
the estate for the NSRI, the local emergency service (CMR) and the Fire Brigade. 
There is also a helicopter landing area available on Erf 1000 at the southern end 
of Lake Michelle.  

 

4.5 ASSESSEMENT OF CUMULATIVE IMPACTS   

 
The potential negative cumulative impacts are linked to impact on traffic and bulk 
services. This was raised as key concern by NEAG (Mr. Glen Ashton, pers.com.), the 
Noordhoek Ratepayers Association (Mr Bradley Bing and Jenny Shaw) and Lake 
Michelle Estate (Ms Janet Cannan). Developments in the Deep South study area over 
the last 10 or so years has created increasing traffic congestion problems, specifically 
for Ou Kaapse Weg and Fish Main Road that extends through Clovelly, Kalk Bay and 
St James. As a result accessing the Cape Town CBD and Southern suburbs has 
become increasingly problematic with frequent long delays associated with Ou 
Kaapse Weg and Fish Hoek Main Road. The establishment of the proposed Lake 
Michelle Retirement Village will contribute to the traffic volumes on the road system 
in the Deep South. The contribution will add to the traffic associated with a number 
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of other proposed developments in the area, including Chapman’s Peak Estate 
(above Sun Valley) and proposals for a school and housing estate on the large open 
space adjacent to the intersection between Noordhoek Main Road and Silvermine 
Road. However, the traffic associated with a retirement village is less likely to 
contribute to the morning and afternoon peak.  Retirees are also less likely to add to 
the existing commuter traffic volumes.  
 
It is not possible to attach a significance rating to the potential cumulative impact on 
traffic flows in the study area. However, this issue has been assessed by the Traffic 
Impact Assessment (TIA) undertaken by ITS Engineers (Pty) Ltd (November 2016) 
part of the EIA. The key findings and recommendations are listed below.  
 
 The study intersections are currently operating at a good level-of-service during 

the weekday peak hours;  
 The proposed development will generate approximately 38 vehicular trips during 

both the a.m. and p.m. peak hours and the impact of the additional development 
trips on the local street network is expected to be marginal; on completion of the 
development as well as 5 years thereafter;  

 The intersection of Noordhoek Main Road and Ou Kaapse Weg will be upgraded in 
the near future to include an exclusive right turn lane and two through lanes on 
the southbound as well as the northbound approaches;  

 The COCT is currently involved in the detail design of Kommetjie Main Road and 
Ou Kaapse Weg Dualling. It is expected that this will be constructed with in the 
next 5 years. This pgrade will include NMT facilities and public transport facilities 
along Ou Kaapse Weg between Noordhoek Main and Kommetjie Main Road;  

 A sidewalk is proposed along Noordhoek Main as part of the development 
proposal. NMT facilities will also be included in the upgrade along the section of 
Ou Kaapse Weg between Kommetjie Main Road and Noordhoek Main Road;  

 There are sufficient public transport services along the routes in the immediate 
vicinity of the site as the taxi rank at Long Beach Mall is within walking distance 
from the site. In addition, Ou Kaapse Weg will also be upgraded in the new future 
which includes a bus embayment near the intersection of Buller Louw Drive/ Ou 
Kaapse Weg;  

 The retirement village will consist of single residential units which will have 
parking space available. 

 
In conclusion, the TIA states that the impact on the transportation network in the 
vicinity of the site is expected to be marginal. 
 
The findings of the civil services study undertaken by as part of the EIA by ICON 
Consulting Engineers (ICON, September 2017) indicate that the proposed 
development can be adequately serviced with both external and internal services. 
The report also notes that this has further been confirmed by the City of Cape Town 
bulk services capacity report dated the 3 November 2017.   
 
In addition to the potential negative impacts, the proposed development will also 
have potential positive cumulative impacts. The potential positive cumulative impacts 
are linked to the benefits to the local economy associated with expenditure by 
residents of the retirement village. As indicated this would create opportunities for 
local businesses in the Fish Hoek area, such restaurants, shops and service providers 
(security, landscaping, house maintenance etc.).  
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4.6  ASSESSMENT OF NO-DEVELOPMENT OPTION 

 
The No-Development option would represent a lost opportunity for the local economy 
and the potential residents who would benefit from the provision of retirement 
accommodation and the establishment of a safe and well-designed estate. The lost 
opportunity relates the employment opportunities associated with the construction 
and operational phase, as well as the benefits associated with the broadening the 
CoCT’s rates base.  
 
Alternative 3 would only involve the establishment of 15 units. The benefits 
associated with the establishment of a medium sized retirement facility would 
therefore be forgone. However, one can assume that such facilities would be 
available at other locations both in the CoCT and the Western Cape. A separate 
assessment of the No-Development Option for Alternative 3 has therefore not been 
undertaken.  
 
Table 4.12: Assessment of no-development option (Alternative 1 and 2)   
 
Nature: The no-development option would result in the lost opportunity for the local 
economy the CoCT and retirees who would benefit from the development. 

 Without Mitigation  
(Assumes that no 
development takes place)  

With Enhancement  
(Assumes development 
takes place) 

Extent Local-Regional (2) Local-Regional (2) 

Duration Long term (4) Long term (4) 

Magnitude Moderate (6) Moderate (6) 

Probability Definite (5) Definite (5) 

Significance High (60) High (60) 

Status Negative     Positive      

Reversibility Yes    

Irreplaceable loss of 
resources? 

No   

Can impact be mitigated?   Yes   

Enhancement:  See below 

Cumulative impacts: Negative, linked to lost opportunity for the local economy the CCT and 
residents who would benefit from the project.  

Residual impacts: See cumulative impacts 

 
Recommended enhancement measures 
The potential issues identified by the SIA and other studies undertaken as part of the 
EIA should be addressed by the proposed development.  
 
 
 
 
 



 
Lake Michelle Retirement Development SIA Report   October 2020 
 

58

 

SECTION 5:  KEY FINDINGS AND RECOMMENDATIONS     
 
 

5.1 INTRODUCTION 

 
Section 5 lists the key findings of the study and recommendations. These findings 
are based on: 
 
 A review of key planning and policy documents pertaining to the area; 
 Semi-structured interviews with interested and affected parties; 
 A review of social and economic issues associated with similar developments; 
 The experience of the authors with the area and other similar projects. 
 

5.2 SUMMARY OF KEY FINDINGS 

 
The key findings of the study are summarised under the following sections: 
 
 Fit with policy and planning; 
 Construction phase impacts; 
 Operational phase impacts; 
 No-development option. 
 
Alternative 1 and 2 both involve the establishment of 110 retirement units, a lifestyle 
centre or clubhouse complex, which would provide a range of communal services and 
facilities such as a reception area, bistro/coffee bar/kitchen, dining room, lounge, 
games room, gym, pool, launderette and salon. No frail care facility is included in the 
development.  The social impacts associated with Alternative 1 and 2 will therefore 
be similar. The assessment ratings for the construction and operational phase will 
therefore be the same and apply to both Alternatives. Separate assessments have 
therefore not been undertaken.  
 
Alternative 3 would only involve the establishment of 15 units. The benefits 
associated with the establishment of a medium sized retirement facility would 
therefore be forgone. The developer has indicated that the development of this 
number of units would not financial viable. Separate assessments for Alternative 3 
(Construction and Operational Phase) have been provided where required.  

5.2.1 Policy and planning issues 

The legislative and policy context plays an important role in identifying and assessing 
the potential social impacts associated with a proposed development. In this regard a 
key component of the SIA process is to assess the proposed development in terms of 
its fit with key planning and policy documents. The findings of the review indicate:  
 
 The proposed Evergreen Lake Michelle Retirement development falls within an 

IGCA. In these areas the City is committed to servicing existing communities and 
new development subject to available infrastructure capacity. The key informant 
of land use decisions in these areas are the existing built urban footprint and 
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approved land use rights. Decisions should be underpinned by, amongst others, 
long-term spatial planning, transport modelling and infrastructure master 
planning.   

 The proposed Michelle Retirement development support a number of objectives 
and principles contained in the WCSDF, CoCTSDF and CoCT IDP; 

 The proposed Evergreen Lake Michelle Retirement development supports a 
number of objectives set out in the CoCT’s Densification Policy. 
   

Based on the review there appear to be no major policy and planning related 
constraints affecting the proposed development from a socio-economic perspective. 

5.2.2 Construction phase  

The key social issues associated with the construction phase include: 
 
Potential positive impacts 

 Creation of business and employment opportunities 
 
The construction phase for Alternative 1 and 2 will extend over a period of 
approximately 2 years and, based on information provided by the developer in 2020, 
create in the region of 1000 employment opportunities. Based on figures from similar 
projects, 50% (500) of the employment opportunities will be available for low skilled 
workers, 35% (350) semi-skilled workers and 15% (150) for skilled workers. The 
total wage bill for the construction phase will be in the region of R 96 million (2017 
Rand values).  
 
The majority of the employment opportunities are likely to benefit local Historically 
Disadvantaged (HD) members of the community. This would represent a significant 
opportunity for the local building sector and members of the local community who 
are employed in the building sector.  
 
The capital expenditure associated with the proposed development is in the region of 
R 400 million (2017 Rand value). The majority of work during the construction phase 
is likely to be undertaken by local contractors and builders. The majority of the 
building materials associated with the construction phase will also be sourced from 
locally based suppliers. The proposed development will therefore also represent a 
positive benefit for the local construction and building sector in the CoCT. The wage 
spend will also benefit the local economy.  
 
Potential negative impacts 
 Impacts associated with the presence of construction workers on site; 
 Security and safety impacts associated with the presence of construction 

workers; 
 Noise, dust and safety impacts associated with construction related activities and 

the movement of heavy vehicles.  
 
The significance of the majority of potential negative impacts associated with 
Alternative 1 and 2 with mitigation was assessed to be of Low Negative 
significance. All of the potential negative impacts can therefore be effectively 
mitigated if the recommended mitigation measures are implemented. In addition, 
given that the majority of construction workers will be locally based the potential risk 
at a community level to local family structures and social networks is regarded as 
Low Negative significance.  
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Table 5.1 (Alternative 1 and 2) and 5.2 (Alternative 3) summarises the significance 
of the impacts associated with the construction phase. 
 
Table 5.1:  Summary of social impacts during construction phase 
(Alternative 1 and 2) 
 
Impact  Significance 

No Mitigation 
Significance 

With 
Enhancement 
/Mitigation 

Creation of business and employment 
opportunities  

Medium (+) Medium (+) 

Presence of construction workers and potential 
impacts on family structures and social 
networks 

Low (-)  Low (-) 

Threat to safety and security Low (-) Low (-) 
Impact of construction related activities (dust, 
noise, safety etc.) 

Low (-) Low (-) 

 
Table 5.2:  Summary of social impacts during construction phase 
(Alternative 3) 
 
Impact  Significance 

No Mitigation 
Significance 

With 
Enhancement 
/Mitigation 

Creation of business and employment 
opportunities  

Low (+) Low (+) 

Presence of construction workers and potential 
impacts on family structures and social 
networks 

Low (-)  Low (-) 

Threat to safety and security Low (-) Low (-) 
Impact of construction related activities (dust, 
noise, safety etc.) 

Low (-) Low (-) 

5.2.3 Operational phase  

The key social issues affecting the operational phase include:  
 
Potential positive impacts 
 Creation of employment and business opportunities; 
 Broaden the rates base; 
 Creation of a safe and quality retirement accommodation and and rehabilitation 

of wetland areas.  
 
Employment  
The retirement village (Alternative 1 and 2) will create ~ 30 permanent 
opportunities. Additional employment opportunities (approximately 66) will also be 
created by domestic workers, gardeners, carers and frail care workers. The majority 
of the employment opportunities are likely to benefit Historically Disadvantaged 
Individuals (HDIs).  
 
Business 
The operational phase associated with Alternative 1 and 2 will also create 
opportunities for local businesses, such as local maintenance and building 
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companies, garden services and security companies, petrol stations, shops and 
restaurants etc.  
 
Rates base 
The monthly rates bill would be in the region of R 2 million per annum (2017 rand 
values) for Alternative 1 and 2. In addition the proposed development would also 
generate revenue for the CCT from the consumption of water and electricity.  
 
Safe and quality living environment  
The proposed development of 110 units associated with Alternative 1 and 2 will 
contribute to meeting the growing need for safe and secure retirement 
accommodation. The proposed Lake Michelle Retirement Village is also designed to 
create a safe and quality living environment for residents, including the 
establishment of an open space system linked to the rehabilitation of the wetland. 
The findings of the Mid-2015 report by Statistics SA indicate that the development of 
retirement facilities was not keeping pace with the demand. The development does 
not however meet the need for more affordable retirement accommodation. 
 
Potential negative impacts 

 Potential impact on Lake Michelle Estate and existing residents; 
 Impact on traffic and bulk services16.  

 
Impact on Lake Michelle Estate and existing residents 
A number of issues and concerns were raised during the interviews with the 
representative from Lake Michelle Estate. The issues raised do not lend themselves 
to assigning a significance rating. However, they need to be brought to the attention 
of the developer for consideration and clarity. The issues raised are listed in Section 
4.4.4 (p45). 
 
Table 5.3 (Alternative 1 and 2) and 5.4 (Alternative 3) summarises the significance 
of the impacts associated with the operational phase. 
 
Table 5.3:  Summary of social impacts during operational phase 
(Alternative 1 and 2) 
 
Impact  Significance 

No Mitigation 
With 

Enhancement 
/Mitigation 

Employment and business opportunities Medium (+) Medium (+) 
Broaden the rates base for the local 
municipality 

Medium (-)17 Medium (+) 

Meeting need for retirement 
accommodation and creation of safe and 
quality living environment for retirees 

High (-)18 High (+) 

 

 
16 The potential impact on traffic and bulk services is addressed under Cumulative Impacts 
17 Assumes that development does not proceed and potential benefit is forgone 
18 Assumes that development does not proceed and potential benefit is forgone 
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Table 5.4:  Summary of social impacts during operational phase 
(Alternative 3) 
 
Impact  Significance 

No Mitigation 
With 

Enhancement 
/Mitigation 

Employment and business opportunities Low (+) Low (+) 
Broaden the rates base for the local 
municipality 

Low (-)19 Low (+) 

Meeting need for retirement 
accommodation and creation of safe and 
quality living environment for retirees20 

See Footnote See Footnote 

5.2.4 Assessment of no-development option 

The No-Development option would represent a lost opportunity for the local economy 
the CCT and the potential residents who would benefit from the living in a safe and 
well-designed estate. The lost opportunity relates the employment opportunities 
associated with the construction and operational phase, as well as the benefits 
associated with the broadening the CCT’s rates base. The No-Development option is 
not supported.  
 

5.3 ASSESSMENT OF CUMULATIVE IMPACTS  

 
The potential negative cumulative impacts associated with Alternative 1 and 2 are 
linked to impact on traffic and bulk services. This was raised as key concern by 
representatives from NEAG, the Noordhoek Ratepayers Association, and Lake 
Michelle Estate. Developments in the Deep South study area over the last 10 or so 
years has created increasing traffic congestion problems, specifically for Ou Kaapse 
Weg and Fish Main Road that extends through Clovelly, Kalk Bay and St James. The 
establishment of the proposed Lake Michelle Retirement Village may contribute to 
the traffic volumes on the road system in the Deep South. The contribution may add 
to the traffic associated with a number of other proposed developments in the area, 
including Chapman’s Peak Estate (above Sun Valley) and proposals for a school and 
housing estate on the large open space adjacent to the intersection between 
Noordhoek Main Road and Silvermine Road.  
 
The findings of the Traffic Impact Assessment (TIA) undertaken by ITS Engineers 
(Pty) Ltd (November 2016) part of the EIA indicate that that the impact on the 
transportation network associated with Alternative 1 and 2  in the vicinity of the site 
is expected to be marginal. 
 
The findings of the civil services study undertaken by as part of the EIA by ICON 
Consulting Engineers (ICON, September 2017) indicate that the proposed 

 
19 Assumes that development does not proceed and potential benefit is forgone. 
20 Alternative 3 would only involve the establishment of 15 units. The benefits associated with 
the establishment of a medium sized retirement facility would therefore be forgone. The loss 
would only affect retirees who would potentially benefit from the proposed Lake Michelle 
retirement development. However, one can assume that such facilities would be available at 
other locations both in the CoCT and the Western Cape. A separate assessment of Alternative 
3 has therefore not been undertaken. 
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development of Alternative 1 and 2 can be adequately serviced with both external 
and internal services. The report also notes that this has further been confirmed by 
the City of Cape Town bulk services capacity report dated the 3 November 2017.   
 
The potential positive cumulative impacts associated with Alternative 1 and 2 are 
linked to the benefits to the local economy associated with expenditure by residents 
of the retirement village. As indicated this would create opportunities for local 
businesses in the Fish Hoek area, such restaurants, shops and service providers 
(security, landscaping, house maintenance etc.). These benefits would be forgone for 
Alternative 3. 
 

5.4 CONCLUSIONS AND RECOMMENDATIONS 

 
The findings of the SIA indicate that the proposed Lake Michelle Retirement Village 
falls within an Incremental Growth and Consolidation Area (IGCA). In these areas the 
City is committed to servicing existing communities and new development subject to 
available infrastructure capacity.  The proposed development therefore complies with 
and is supported by the local land use planning proposals for the site. The findings of 
the SIA also indicate that the construction and operational phase for Alternative 1 
and 2 would result in a number of positive social benefits for the local community 
and the area as a whole. These include the creation of employment and business 
opportunities and broadening of the rates base. In this regard, the proposed 
development is located next to an area classified as a “very needy” area. This area 
corresponds to Masiphumelele.The proposed development therefore has the potential 
to create employment opportunities for community members from Masiphumelele.  
 
The proposed development would also assist to meet the need for retirement 
accommodation and create a safe and quality living environment for retirees. The 
findings of the SIA also indicate that all of the potential negative impacts can be 
effectively mitigated.  
 
However, Alternative 1 would result in the total loss of the Juncus Wetland Area, 
while Alternative 2 would conserve and area approximately 8 000 m2 of the Juncus 
Wetland Area. Alternative 2 therefore represents the preferred alternative.  
 
It is therefore recommended that Alternative 2 of the proposed Evergreen Lake 
Michelle Retirement Village development be supported, subject to the 
implementation of the recommended enhancement and mitigation measures 
contained in the SIA report and other specialist studies.  
 
A number of issues and concerns raised during interviews with the representative 
from Lake Michelle Estate have a potential bearing on the current and future 
residents of Lake Michelle Estate. The developer, Evergreen, should meet with the 
representatives from Lake Michelle Estate and provide clarity on these issues before 
proceeding with the development of the Lake Michelle Retirement Village.  
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ANNEXURE A 
 
INTERVIEWS 
 
Group  Representatives  Meeting Date 
Lake Michelle Homeowners' 
Association 

Janet Cannan  
24/11/2017 

Noordhoek Ratepayers' 
Association  

Bradley Bing  22/11/2017 

Jenny Shaw  
Local Ward Councillor  Felicity Purchase  22/11/2017 
Noordhoek Environmental Action 
Group  

Glenn Ashton  
20/11/2017 

Group  Representatives  
Date of telephone 
interview 

Evergreen Lifestyle Village at Lake 
Michelle 

Lisa Stredder  
 22/09/2017 

Noordhoek Manor Retirement and 
Lifestyle Village 

Sharon Semple  
 22/09/2017 

Peers Village Genoa Avenue Fish 
Hoek 

Kevin Wentzel  
 22/9/2017 

Carlisle Lodge Kommetjie Road 
Fish Hoek 

Brenda Matthews  
 22/09/2017 

Silvermine Village, Silvermine 
Lodge, Noordhoek 

Martha Maritz  
 22/09/2017 

 
REFERENCES  
 
 City of Cape Town (2015) Integrated Development Plan (2019/2020 Review); 
 City of Cape Town Spatial Development Framework (2018); 
 City of Cape Town Densification Policy (2012); 
 ICON Consulting Engineers, Bulk Services Report, Lake Michelle Retirement 

Village (November 2017); 
 ITS Engineers (Pty) Ltd, Traffic Impact Assessment, Lake Michelle Retirement 

Village (November 2016); 
 Spatial Planning and Land Use Management Act of 2013  
 Southern Plan District Plan (2012); 
 Western Cape Provincial Spatial Development Framework (2014). 
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ANNEXURE B 
 
METHODOLOGY FOR THE ASSESSMENT OF POTENTIAL IMPACTS 
 
Direct, indirect and cumulative impacts of the above issues, as well as all other 
issues identified will be assessed in terms of the following criteria: 
 
 The nature, which shall include a description of what causes the effect, what will 

be affected and how it will be affected. 
 The extent, where it will be indicated whether the impact will be local (limited to 

the immediate area or site of development), regional, national or international.  A 
score between 1 and 5 will be assigned as appropriate (with a score of 1 being 
low and a score of 5 being high). 

 The duration, where it will be indicated whether: 
 the lifetime of the impact will be of a very short duration (0–1 years) – 

assigned a score of 1; 
 the lifetime of the impact will be of a short duration (2-5 years) - assigned a 

score of 2; 
 medium-term (5–15 years) – assigned a score of 3; 
 long term (> 15 years) - assigned a score of 4; or 
 permanent - assigned a score of 5. 

 The magnitude, quantified on a scale from 0-10, where a score is assigned: 
 0 is small and will have no effect on the environment; 
 2 is minor and will not result in an impact on processes; 
 4 is low and will cause a slight impact on processes; 
 6 is moderate and will result in processes continuing but in a modified way; 
 8 is high (processes are altered to the extent that they temporarily cease); 

and  
 10 is very high and results in complete destruction of patterns and 

permanent cessation of processes. 
 The probability of occurrence, which shall describe the likelihood of the impact 

actually occurring.  Probability will be estimated on a scale, and a score assigned: 
 Assigned a score of 1–5, where 1 is very improbable (probably will not 

happen); 
 Assigned a score of 2 is improbable (some possibility, but low likelihood); 
 Assigned a score of 3 is probable (distinct possibility); 
 Assigned a score of 4 is highly probable (most likely); and  
 Assigned a score of 5 is definite (impact will occur regardless of any 

prevention measures). 
 The significance, which shall be determined through a synthesis of the 

characteristics described above (refer formula below) and can be assessed as 
low, medium or high. 

 The status, which will be described as either positive, negative or neutral. 
 The degree to which the impact can be reversed. 
 The degree to which the impact may cause irreplaceable loss of resources. 
 The degree to which the impact can be mitigated. 
 
The significance is determined by combining the criteria in the following formula: 
 
S=(E+D+M)P; where 
 
S = Significance weighting 
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E = Extent 
D = Duration 
M = Magnitude  
P = Probability  
 
The significance weightings for each potential impact are as follows: 
 
 < 30 points: Low (i.e. where this impact would not have a direct influence on the 

decision to develop in the area), 
 30-60 points: Medium (i.e. where the impact could influence the decision to 

develop in the area unless it is effectively mitigated), 
 > 60 points: High (i.e. where the impact must have an influence on the decision 

process to develop in the area). 
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ANNEXURE C: CV 
 
Tony Barbour   
ENVIRONMENTAL CONSULTING AND RESEARCH 
 
10 Firs Avenue, Claremont, 7708, South Africa 
(Tel) 27-21-761 2355 - (Fax) 27-21-761 2355 - (Cell) 082 600 8266  
(E-Mail) tbarbour@telkomsa.net 
 
Tony Barbour’s experience as an environmental consultant includes working for ten years as a consultant in 
the private sector followed by four years at the University of Cape Town’s Environmental Evaluation Unit.  
He has worked as an independent consultant since 2004, with a key focus on Social Impact Assessment. 
His other areas of interest include Strategic Environmental Assessment and review work.  
 
EDUCATION   

 BSc (Geology and Economics) Rhodes (1984);  
 B Economics (Honours) Rhodes (1985); 
 MSc (Environmental Science), University of Cape Town (1992) 
 
EMPLOYMENT RECORD   

 Independent Consultant: November 2004 – current; 

 University of Cape Town: August 1996-October 2004: Environmental Evaluation Unit (EEU), University 
of Cape Town. Senior Environmental Consultant and Researcher; 

 Private sector: 1991-August 2000: 1991-1996: Ninham Shand Consulting (Now Aurecon, Cape Town). 
Senior Environmental Scientist; 1996-August 2000: Steffen, Robertson and Kirsten (SRK Consulting) – 
Associate Director, Manager Environmental Section, SRK Cape Town. 

 
LECTURING   

 University of Cape Town: Resource Economics; SEA and EIA (1991-2004); 

 University of Cape Town: Social Impact Assessment (2004-current);  

 Cape Technikon: Resource Economics and Waste Management (1994-1998); 

 Peninsula Technikon: Resource Economics and Waste Management (1996-1998).  
 
RELEVANT EXPERIENCE AND EXPERTISE 
Tony Barbour has undertaken in the region of 200 SIA’s, including SIA’s for infrastructure projects, dams, 
pipelines, and roads. All of the SIAs include interacting with and liaising with affected communities.  In 
addition he is the author of the Guidelines for undertaking SIA’s as part of the EIA process commissioned by 
the Western Cape Provincial Environmental Authorities in 2007. These guidelines have been used 
throughout South Africa.   
 
Tony was also the project manager for a study commissioned in 2005 by the then South African Department 
of Water Affairs and Forestry for the development of a Social Assessment and Development Framework. 
The aim of the framework was to enable the Department of Water Affairs and Forestry to identify, assess 
and manage social impacts associated with large infrastructure projects, such as dams. The study also 
included the development of guidelines for Social Impact Assessment, Conflict Management, Relocation and 
Resettlement and Monitoring and Evaluation. 
 
Countries with work experience include South Africa, Namibia, Angola, Botswana, Zambia, Lesotho, 
Swaziland, Ghana, Mozambique, Mauritius, Kenya, Ethiopia, Oman, South Sudan and Sudan.  
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ANNEXURE D: DECLARATION OF INDEPENDENCE 
 

The specialist declaration of independence in terms of the Regulations_ 
 

I, Tony Barbour , declare that -- 

General declaration: 

I act as the independent specialist in this 
application; 
I will perform the work relating to the application in an objective manner, even if this results in 
views and findings that are not favourable to the applicant; 

   I declare that there are no circumstances that may compromise my objectivity in 
performing such work; 

   I have expertise in conducting the specialist report relevant to this application, including 
knowledge of the Act, Regulations and any guidelines that have relevance to the proposed 
activity; 
I will comply with the Act, Regulations and all other applicable 
legislation; 
I have no, and will not engage in, conflicting interests in the undertaking of the 
activity; 
I undertake to disclose to the applicant and the competent authority 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 the competent authority; and -  the objectivity 
of any report, plan or document to be prepared by myself for submission to the competent 
authority; 
all the particulars furnished by me in this form are true and correct; 
and 
I realise that a false declaration is an offence in terms of regulation 48 and is punishable in 
terms of section 24F of the Act. 

 

 
 
 

Signature of the specialist: 
 
Tony Barbour Environmental Consulting and Research 
 

Name of company (if applicable): 
 
 
8 October 2020 

Date: 
 
 


