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1.0 EXECUTIVE SUMMARY 
 

 

1.1 Introduction 
 
This Visual Assessment concerns the proposed development of an additional phase for the residential 
development known as ‘Lake Michelle’, in Noordhoek, in Cape Town, Western Cape. The development 
would be undertaken to provide retirement living units in the Evergreen Lifestyle Portfolio.  
 
The site is Remainder of Erf 3823, Noordhoek, it is 19.2433ha in extent, and is located between the 
established phases and Noordhoek Main Road. 
 
The site lies within the designated urban edge. The application to develop is made in terms of, inter 
alia, the National Environmental Management Act, (NEMA), (Act 107 of 1998) and NEMA Regs. 2014. 
 
The development would provide for a mixed-use residential development, (retirement/elderly housing 
and facilities) and the potential visual impact of developing an additional residential area while 
retaining all or part of the existing salt marsh bio-community is being assessed. 
 
 

1.2 Environmental Impact Assessment 
 
The Environmental Impact Assessment, Basic Assessment application process, is being undertaken by 
Doug Jeffery Environmental Consultants, Klapmuts, W Cape.   
 
The document: Terms of Reference for Visual impact Assessment for Evergreen Lake Michelle, Lifestyle 
Retirement Village, compiled by Doug Jeffery Environmental Consultants, (DJEC), and dated 21 January 
2019 provides the brief for this study. 
 
Karen Hansen, Landscape Architect and an independent Visual Impact Assessment practitioner, has 
been appointed to provide a Visual Impact Assessment Report for this development; K Hansen’s 
detailed CV, expertise and experience is set out in Addendum 3.  
 
 

1.3 Alternative Layouts 
 
Three alternative layouts were presented for assessment as well as the No-Go. Alternative 1 layout 
was a layout developed prior to information being received from specialists in a range of relevant 
disciplines such as Fresh Water Ecology, Fauna and Flora. Alternative 2 layout was based on the 
findings of the specialists, and Alternative 3 was based on a minimal intervention scenario, where a 
small number of units would be established while the rest of the site would be undeveloped and 
protected by buffers.  The No Go layout was the retention of all existing conditions without 
interventions. 
 
 

1.4 Visual Statement 
 
The proposed development site lies along Noordhoek Main Road, and is bounded by the road, earlier 
phases of Lake Michelle residential estate, and Noordhoek Wetlands, (managed as part of Table 
Mountain National Park).  The land is part of an extensive, low lying coastal strip, between the 
residential suburbs and the sea, and is partly salt marsh offering a range of habitats. 
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Lake Michelle development is quite visually evident but was designed not only for residential 
development but also to manage the wetlands within its erven. The site under assessment would form 
the final phase and at present it appears as a natural buffer along the road, separating the residential 
suburbs of Crofters Valley and Lake Michelle. 
 
Retention of the natural buffer would be preferred from a visual standpoint but the expertise of 
specialists in the fields of botany and wetland management have examined and reported on the 
ultimate fate of this area without intervention.  The plant species will continue to build up a root mass 
that will raise the ground levels, dry out the site and the wetland character would be lost.  These 
interventions would require a funding model, and the most practical is that offered by constructing a 
final phase of development to create a retirement estate.  
 
The sensitive receptors are some, but not all, of the residents of Crofters Valley which is close but at a 
higher elevation than the wetlands; many of the houses face towards the beach and their view includes 
Lake Michelle. The site is bound to the south east by the natural area of Lekker water over which 
residential receptors from Sunnydale, Lekker water and Masiphumelele would be visually aware of the 
proposed development. To the north-west are residential receptors in Noordhoek and recreation 
receptors in the natural areas.  
 
The visual impact is mitigated in several ways for these receptors, Crofters Valley residents occupy a 
more elevated position but look through trees; part of the site is in visual shadow. Receptors to the 
east and west are at some distance, at the same low elevations and so there is some benefit from 
foreshortening. In addition, if the development would benefit from similar recessive architecture and 
be vegetated to a similar standard as the earlier phases, then there would be a moderated visual 
impact.   
 

 
1.5 Conclusions 
 
The degree of visual impact is reduced by the advantages of the preservation and management of an 
extensive area of the wetlands for future generations, and the low density of the proposed 
development.  When these factors are considered the impact reduces from Moderate to Low positive. 
 
 
 

1.6 Opinion, Recommendation and Authorisation 
 
It is therefore the finding of this assessment Alternative 2 layout could proceed, its low density and the 
retention and development of natural habitats and open water would serve to reduce the degree of 
visual impact, accepting that the resultant wetlands would be of great benefit to biota and would be 
experienced by residents.   
 
It is also noted that there would be only limited adverse impact on the local townscape and landscape 
character; built form would be established closer to receptors but the extensive areas of natural and 
managed wetland would relate to the existing character of Lake Michelle, and would be partly visible 
to receptors at higher elevations. From a visual standpoint, most of the potential visual impacts have 
been successfully managed by the current proposals. 
 
It is the finding of this assessment that the proposed development would be visually acceptable, and 
it is recommended that it could proceed.  
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2.0 SPECIALIST DETAILS, EXPERTISE, DECLARATION 
 

 
2.1 Personnel 
 
Karen Hansen, Landscape Architect and an independent Visual Impact Assessment practitioner, has 
been appointed to provide a Visual Impact Assessment Report for this development; K Hansen’s 
detailed CV, expertise and experience is set out in Addendum 3. Hansen qualified as a Landscape 
Architect in the early 1980s, undertook a course of study in Environmental Impact Assessment with 
special reference to Visual Impact in the mid-1990s and has been undertaking Visual Impact 
Assessments for a range of clients since 2008, in several provinces in South Africa.  
 
The Environmental Impact Assessment, Basic Assessment application process, is being undertaken by 
Doug Jeffery Environmental Consultants, Klapmuts, W Cape.   
 
This project is also monitored and developed by: 
Department of Environmental Affairs and Development Planning, (DEA&DP) 
Department of Water and Sanitation, (DWS) 
City of Cape Town Development Management, Urban Planning and Mechanisms, Department of 
Environmental Management, Biodiversity 
Sanparks and Cape Nature 
Evergreen Property Investments 
 
Other Specialists:  
Inter alia: Planning Partners, Cape Town, Blue Science, Sungazer Faunal Surveys, 3 Foxes Biodiversity 
Solutions 
 

 
2.2 Declaration of Interest 
 
K Hansen has expertise in conducting the specialist report including knowledge of regulations and any 
guidelines that have relevance to the proposed activity. 
 
K Hansen acts as the independent specialist and will perform the work in an objective manner, even if 
this results in views and findings that are not favourable to the client. 
 
K Hansen will comply with the Act, regulations and all other applicable legislation and undertakes to 
disclose to the client and the competent authority all material information in her possession that 
reasonably has or may have the potential of influencing any decision to be taken with respect to the 
property by the competent authority; and the objectivity of any report, plan or document to be 
prepared by her for submission to the competent authority. 
 
This statement is accompanied by the standard DEA&DP Declaration Form. 
 

 
……………………………………………………………….. 
18 March 2019 
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3.0  INTRODUCTION 
 

 

3.1 Scope of Study 
 
This Visual Assessment concerns the proposed development of an additional phase for the residential 
development known as ‘Lake Michelle’, in Noordhoek, in Cape Town, Western Cape.   
 
The site lies within the designated urban edge. The application to develop is made in terms of the 
National Environmental Management Act, (NEMA), (Act 107 of 1998) and NEMA Regs. 2014. 
 
The document: Terms of Reference for Visual impact Assessment for Evergreen Lake Michelle, Lifestyle 
Retirement Village, compiled by Doug Jeffery Environmental Consultants, (DJEC), and dated 21 January 
2019 provides the brief for this study. 
 
The development would provide for a mixed-use residential development, (retirement/elderly housing 
and facilities) and the potential visual impact of developing an additional residential area while 
retaining all or part of the existing salt marsh bio-community is being assessed. 
 

 
The DEA+DP ‘Guideline for involving Visual and 
Aesthetic Specialists in EIA Processes’ notes that 
a ‘low density residential type development’ 
would be considered a category 3 development 
where a moderate to high visual impact could be 
expected dependant upon the quality of the 
areas and/or routes of scenic, cultural or 
historical significance, as there could be change 
in the visual character of an area and/or new 
development would be introduced into the area. 
A Level 3 input is appropriate,  
 
Reference to ‘Box 4’ in the same source 
document defines moderate/high as follows: 
Potentially some effect on, or some intrusion on, 
protected landscapes or scenic resources; 
some/noticeable change in the visual character 
of the area; and/or Introduces new 
development or adds to existing development in 
the area 
 

 
Figure 1.1 site location at Noordhoek (red circle), in relation to Cape Town, 20km away  
Source: Google maps/Hansen 

 
 
3.2 Legislation 
 
The framework legislation, the National Environmental Management Act (Act 107 of 1998 - NEMA), 
places the environment in public trust for the people and stipulates that, inter alia: 

• the beneficial use of resources must serve the public interest, the environment must be 
protected as the people’s common heritage, 
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• the impact of development on renewable resources and ecosystems must not exceed the 
level beyond which their integrity is jeopardised 

 
Triggers are construction related activities as follows: 
The infilling of a seasonal depression wetland, part of a reedbed depression, and a small salt marsh 
depression, triggering listed activity 19. 
The infilling or depositing of material more than 10 m3 into, or the dredging, excavation, removal or 
moving of soil, sand, shells, shell grit, pebbles or rock of more than 10 m3 from a watercourse.  
The proposed development will also require the clearance of indigenous vegetation between 1 and 20 
ha, triggering listed activity 27 
According to the 2014 EIA Regulations, as amended, authorisation is required for the following listed 
activities, (Basic Assessment): Listing Notice 1: 19, 27 Listing Notice 3: 12 
 
The Specialist meets the general requirements set out in the NEMA EIA Regulations, 2014 (as 
amended). This report complies with the requirements stipulated in Appendix 6 of the NEMA EIA 
Regulations, 2014 (as amended). 
 
The National Heritage Resources Act (Act 25 of 1999 - NHRA) introduced an integrated system for the 
identification, protection and management of heritage resources nationally, provincially and at 
municipal level. The Act has facilitated increased recognition of the cultural significance of inter alia 
the Western Cape’s townscapes with the association of the South African Heritage Resource Agency 
SAHRA. Note that Comment from HWC stated that the proposed development will not impact on 
heritage resources and no further action under Section 38 of the National Heritage Resources 
Act (Act 25 of 1999) is required. 
 
Water Use Licence in terms of National Water Act, 1998 (Act No. 36 of 1998) Section 21 (c) and (i) is 
required as the proposal entails infilling of wetland areas. 
 
The proposed development will result in the clearing of wetland vegetation, infilling of some small 
wetland areas and the rehabilitation of the larger wetland area in the central portion of the site. 
Stormwater would be redirected around the central portion of the site to feed into the Juncus wetland 
and to discharge into Lake Michelle at two discharge points. These activities would change the beds, 
banks and characteristics of the wetland areas and consequently trigger water uses of Section 21 (c) 
and (i) of the National Water Act (Act no.36 of 1998), as amended. A risk assessment matrix was 
compiled in terms of GN 509 of 2016 and there would be a medium risk associated with the proposed 
wetland loss, so the applicant would be applying for a water use licence in terms of Section 21 (c) and 
(i) of the National Water Act (Act no. 36 of 1998). The loss of wetland would be offset by the creation 
of additional saltmarsh areas within the wetland area to be rehabilitated. 

 
The development site is currently zoned ‘Limited Use Zone’ and an application is being made to rezone 
to a more appropriate zoning. 
 

 
3.3 Gaps in Knowledge 
 
The layout drawings for the alternatives are concept plans and provide sufficient detail for this 
assessment; detailed proposals were not available. 
 
 

3.4 Assumptions and Limitations 
 
For the purposes of this study, it has been assumed that the architectural, landscape and townscape 
character of Phase 8 would be similar to that used for earlier phases, architectural style, percentage of 
double storey homes, colours and finishes. 
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That gardens would be natural, and without boundary treatments such as walls. It is assumed that the 
proponent would undertake the environmental works to protect the wetlands. 
 
The information and deductions in this report are based on information received from the clients’ 
representatives, as well as research and fieldwork by the specialist. 
 

 
 
3.5 Uncertainties 
 
The assessment of the potential visual impact has been made on assumptions about the proposed 
townscape and landscape character of the proposed development, including building heights and 
finishing colours. 
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4.0 METHODOLOGY 
 

 

4.1 Terms of Reference  
 

• Name and details of the assessor. 

• Expertise in this field of study (including a curriculum vitae) of the assessor.  

• A declaration of independence (form to be provided by EAP). 

• An indication of the scope of, and the purpose for which, the report was prepared. 

• A description of the methodology adopted in preparing the report or carrying out the 
specialised process. 

• An indication of the quality and age of base data used for the specialist report. 

• A description of existing impacts on the site, cumulative impacts of the proposed 
development and levels of acceptable change. 

• The duration, date and season of the site investigation and the relevance of the season to the 
outcome of the assessment. 

• A description of the methodology adopted in preparing the report or carrying out the 
specialised process inclusive of equipment and modelling used. 

• 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. 

• An identification of any areas to be avoided, including buffers. 

• 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. 

• A description of any assumptions made and any uncertainties or gaps in knowledge.  

• A description of the findings and potential implications of such findings on the impact of the 
proposed activity, including identified alternatives, on the environment. 

• Recommendations in respect of any mitigation measures, monitoring requirements and 
conditions for inclusion in the environmental authorisation. 

• A reasoned opinion –  
o as to whether the proposed activity or portions thereof should be authorised;  
o regarding the acceptability of the proposed activity or activities and  
o if the opinion is that the proposed activity or portions thereof should be authorised, 

any avoidance, management and mitigation measures that should be included in the 
EMPr. 

• A description of any consultation process that was undertaken during the course of preparing 
the specialist report. 

• A summary and copies of any comments that were received during any consultation process 
and where applicable all responses thereto. 

• Any other information requested by the competent authority. 
 

Source: ToR Visual Assessment Lake Michelle prepared by Doug Jeffery Environmental Consultants, 
January 2019 

 
 

4.2 Methodology 
 
4.2.1 The sequence of work employed in this Study 
A desktop survey using 1:50,000 topographical survey maps to assess the site setting, to identify 
landform, landscape, townscape and habitation patterns and assess the possible viewshed.  Aerial 
photography, Google Earth, and Google Mapping were used to assist in this part of the study. Global 
Mapper, a GIS data processing application and spatial management tool, was used to start the visual 
envelope definition process.   
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Following the desktop information gathering process, site visits were undertaken to test the 
conclusions of the terrain analysis, to identify sensitive receptors, to appraise the local landscape and 
townscape.  
 
4.2.2 Written and Drawn Material was made available: 

• Terms of Reference document prepared by DJEC including written and mapping information 

• Concept Landscape Plan – Alternative 1 

• Concept Landscape Plan – Alternative 2, dated April 2019, Rev 2 

• Development Alternative 3 

• Appendix G17A Civil Works Method Statement prepared by ICON Consulting Engineers 

• Appendix G17B Environmental Protection Plan prepared by ICON Consulting Engineers 

• Appendix G19 Lake Michelle Phase 8 Landscape Architect Notes prepared by Planning 
Partners 

And information received in emails. 
 
Further research undertaken: 
Planning Background, Need and Desirability, Planning Partners, August 2018 
Evergreen Lake Michelle Civil Services Report 
Social impact Assessment Report 
 
4.2.3 Receiving Site 
The receiving site was assessed, and also areas of the locality from where the site appeared to be likely 
to be visible, notably built-up areas, local roads, adjacent lands and undeveloped areas.  
 
This study was conducted during February and March 2019. The weather on the days of the site visits 
was open 8th, 14th March 2019. An effective VIA is not limited to any particular season but must be 
undertaken in open weather with open visibility.  

 
A photographic survey of the site and parts of the surrounding areas was carried out; this determined 
the extent of the visibility of the proposed development. 

• The visual impacts were evaluated using standard criteria such as geographic view-sheds and 
viewing distances as well as qualitative criteria such as compatibility with the existing 
landscape and townscape character and settlement pattern; referring to ‘Guideline, Provincial 
Government of the Western Cape, Department of Environmental Affairs and Development 
Planning, (DEA+DP), June 2005’. 

• Potentially sensitive areas were assessed. Mitigation measures were evaluated. 
 
4.2.4 Determination of the Theoretical Viewshed 
The theoretical viewshed has been determined in two ways for this study.  The locality has been 
thoroughly explored in publicly accessible areas and photographed from places where the view 
appeared to be significant.   
 
Global Mapper software was used to generate view-sheds by inputting building height; (a view-shed is 
the potential area visually impacted upon by an object in the landscape and is determined by inputting 
data such as heights of viewer and object, distance apart, and the terrain).  This terrain analysis 
software provides detailed information on the terrain, transportation routes and centres of habitation, 
but not on lesser elements in the landscape that can delineate a view, such as houses, trees and 
buildings.  The resulting analysis was useful, especially for topographical analysis, but has been ground 
truthed. 
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4.3 Key Issues 
 
Some of the issues relating to visual concerns arising from the assessment of the site and the proposed 
development will be: 

• The potential visibility of the development  

• The ability of the landscape and townscape to absorb the development 

• The local landscape and townscape character 

• The potential negative visual impact during the construction phase 

• The potential visual impacts during the life of the project 

• The consideration of alternatives 

• Cumulative Impacts and Possible Mitigation measures to reduce impacts 
 
 

4.4 Rating Criteria 
 
Assessment Methodologies which will be followed in this study are those stated in the DEA+DP 
Guidelines and set out in Addendum 1, and those in use by the specialist in Addendum 2.  
 
 

4.5 Alternatives 
 
There are two activity alternatives, residential development, and the No-Go Alternative. 
There are three site layout alternatives, Alternative 1, Alternative 2, Alternative 3.  
There is no site location alternative, apart from the study site.  
 
Further Alternatives may emerge during the course of the assessment. 

 

 
 
Figure 4.1 the site location on the peninsula, where the location of earlier phases of Lake Michelle are 
clearly seen.   The site for Phase 8 of this development, outlined in orange, is located between this and 
Noordhoek Main Road, (M6).  Source Google Earth/Hansen  
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5.0 DESCRIPTION OF THE SITE 
 

 

5.1 Noordhoek  
 
Noordhoek is a mainly residential area of Cape Town, located on the peninsula, just south of Chapmans 
Peak and contained to the north by lower Chapmans Peak, Noordhoek Peak and Spitskop.  These 
mountains form part of the spine of the peninsula, and the settlement looks out to the south and west 
over the valley to the sea.    

 

 
 
Figure 5.1, location of site features. Source Google Earth/Hansen 

 
5.2 The Development Site and Setting 
 
5.2.1 General 
The site for the proposed development is Remainder of Erf 3823, Noordhoek, is 19.2433ha in extent, 
and forms part of the larger Lake Michelle development. It is located between the established phases 
and Noordhoek Main Road 
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The Lake Michelle residential and lifestyle development is on an artificially deepened lake (formerly a 
seasonal saltpan, and before that, an area was used as a Municipal Dump), which accommodates a 
residential marina/waterfront development. The development is long established, (over 15 years) and 
during that time 7 phases have been developed.    
 
The remainder of Erf 3823 (Phase 8) currently accommodates existing access infrastructure, such as 
the western and eastern gatehouses and access roads, estate offices and maintenance facilities, civil 
services lines, gravel tracks, footpaths, fencing and stormwater drainage channels. The central portion 
of the property contains wetland areas. There is provision for a clubhouse, including tennis courts and 
bowling green in an approved location. There is an approved parking area adjacent to the north west 
entrance.  The site would be accessed in the future through the existing gatehouses. The existing 
residents of previous phases drive past the site and walk around it. 
 
 

 
P1 

Figure 5.2, the proposed development site from the north-west looking south-east 
 

 
P2 

Figure 5.3 from the north-west of the proposed development site and looking north at potential 
receptors in Crofters Valley; also noting the flat lands of the coastal plain, and the height of the natural 
vegetation on the Noordhoek Wetlands side of the site. 
 
 
 
5.2.2 Boundaries and extents 
The site is regular in shape, angled north-west south east, extending for 495m along Noordhoek Main 
Road, and being approximately 350m wide.  The existing edge treatment is an electrified metal 
palisade fence on the boundaries facing the north-west, (Papkuilsvlei) the north-east, (Noordhoek 
Main Road) and the south east. 
 
5.2.3 Landform 
The site appears to be generally flat and open and at grade with adjacent lands; it is somewhat lower 
than Noordhoek Main Road. There are small areas of open water.  
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Figure 5.4 local area topography, contours at 10m, indicating the coastal plain in which Lake Michelle 
and the proposed site are located, with Noordhoek Main Road, (M6), to the east, following the 
hillslope. Built up areas to the north and south are on lands averaging 20m asl. Source: terrain mapping 
 
 
5.2.4 Vegetation 
The development site is well vegetated, with extensive areas of juncus spp, growing up to 2m high, as 
well as a range of other shrubs, grasses and ground flora.  
 
A botanical assessment was undertaken in 2014, (Coastec, Low AB), where a range of habitats were 
identified: dryland dune thicket, wetland fringe, reedbed, deepwater fringe and saltmarsh pan. There 
are on-going concerns about the gradual loss of pan and open water, partly due to densely developing 
reeds, rushes and sedges, and a developing understanding that interventions may be required to 
ensure that this loss is reduced or halted in the future 
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P4 

Figure 5.5, a view of the proposed development site from the south-east corner and looking north 
west; the residential area in the distance is Crofters Valley 
 
 

 
P3 

Figure 5.6 from within the development site for Phase 8 and looking towards housing in Crofters Valley; 
it is evident that the Phase 8 site would be visible to many houses. 
 
The existing Lake Michelle development is well treed and shrubbed, to the degree that the estate is 
partially shielded from areas to the north, south and west.  
 
 
5.2.5 The setting and significant land uses adjacent to the site 
The lands west of the site are largely undeveloped and are protected open space; they are the 
Noordhoek Wetlands, (where there are horse trails), and managed by Table Mountain National Park.  
These lands are open with long views; notably the Papkuilsvlei wetlands to the immediate west of the 
development site.    
 
The north-east boundary of the site lies parallel with and close to Noordhoek Main Road, (M6), at a 
somewhat lower elevation than the road and with vegetated embankments which provide some 
enclosure. Crofters Valley lies further to the east of the Main Road on rising ground and is largely 
residential. 
 

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, ‘Meadowsteads’, where there 
are larger erven, lie to the north of the sports fields and is mainly residential with some commercial 
uses. 
 
Beyond the narrow strip of open land along the south east boundary of the site, are the low income 
suburbs of Masiphumelele and the middle income suburb of Sunnydale. Further to the east are 
extensive shopping centres. 
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5.2.6 Sense of Place 
The sense of place of the development site is of an extensive wetland where the dense reeds have 
rendered it almost inaccessible.  
 
The existing development phases of Lake Michelle present a strong and readily identifiable sense of 
place dictated by the relationship of built form with wetlands and open water, the consistent character 
of the built form, and hard and soft detailing.  From a visual standpoint it would be preferred if an 
adjacent development followed a similar model, which would provide continuity of landscape and 
townscape features. 

 
5.2.7 Landscape Value 
For local residents the development site is valued for being an open undeveloped green space 
affording quiet walks and the experience of calm. For receptors elsewhere the site offers a valuable 
area of undeveloped open space, a buffer, opening up views.  
 
 

 
288 

Figure 5.7 the existing laterite surface footpath long the site boundary close to Noordhoek Main 
Road; there is some tree and shrub cover along the road verges and the road is somewhat higher 
than the site. 
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6.0 DEVELOPMENT PROPOSALS 
 

 

6.1 The Proposals 
 
6.1.1 Alternative 1  
Alternative 1 resulting in 110 single storey units, but there is a total loss of the Juncus Wetland Area. 
 

The main components of this concept consist of the following: 

• A total of 110 residential units; 

• Three residential clusters facing onto the wetland ‘core’; units separated by open space 
corridors providing access through and to the wetland areas; 

• A lifestyle centre (clubhouse, associated uses and parking); 

• Natural open space / conservation areas and ecological links, ± 7 ha ‘core’ wetland 
restoration /rehabilitation area – mosaic wetland with saltmarsh components in a natural 
open space; 

• 30 m buffer zone around the core wetland restoration / rehabilitation area; 

• Retention of the existing stormwater channel along Lakeshore Drive (eastern access 

• road); 

• Berms to prevent stormwater from entering the rehabilitation / restoration area; 

• Stormwater diverted around and through the buffer zone to drain to Lake Michelle and 
Papkuilsvlei; new stormwater retention ponds in the northern buffer and north of the 
proposed lifestyle centre; 

• Western Leopard Toad, (WLT), breading habitat opportunities in the stormwater 
management system and along the edge of the permanent waterbody of Lake Michelle; and 
WLT underpasses along Noordhoek Main Road; 

• Integrated footpath system; and a hierarchy of access roads. 
 
6.1.2 Alternative 2 (Preferred) 
This alternative was developed from Alternative 1 with the following amendments: 

• A denser development footprint for the housing and lifestyle centre components. This ‘freed 
up’ space which has been allocated to natural open space areas; 

• Relocation of the lifestyle centre and a number of residential units in the vicinity of the 
Juncus wetland area; ± 8360 m² of Juncus wetland area is now retained; 

• Omission of the stormwater retention pond in the Juncus wetland area; 

• A wider open space corridor has been provided between the ‘core’ wetland restoration 
area in the east and the Juncus wetland area in the west; 

• Filling in of existing stormwater channel along Lakeshore Drive (eastern access road) and 
moving residential units closer to this road. Stormwater to move through the buffer zone to 
the Lake Michelle waterbody to the south. 

 
Alternative 2 achieves 110 single storey units and locates the clubhouse along the access road with 
views to the north west.  The nearest, earlier residential phase would be a minimum of ± 37.5m of 
open space and water canal between existing and proposed property boundaries. This compares well 
with the rest of the Lake Michelle residential area.  The alternative makes provision for the redirection 
of the existing south eastern stormwater channel feeding into Lake Michelle.  A portion of existing 
Juncus Wetland area measuring approximately 8000 m² has been retained.  In order to achieve this 
the development clusters are denser.  The central conservation area measures approximately the 
same as 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 occurs 
within the buffer zone, and that water is filtered through the Juncus Wetland area before discharging 
into the SANPARKS controlled Papkuilsvlei. 
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6.1.3 Alternative 3 
Alternative 3 has been designed on the basis that new development would only take place on the 
capped municipal dumpsite and provides for the following: 

• The wetland and reedbeds as defined by Blue Science, (Fresh Water Specialist); 

• A 10 m development setback/buffer as recommended by 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. 

Concerns have been identified with this Alternative in terms of lack of financial viability and negative 
impact on the salt marsh which would require management going forward. 
 
 
6.1.4 No Go Alternative 
This is where no works would be undertaken, and the site would remain in its present condition. This 
could result in: 

• Continuing loss of salt marsh as the reed beds consolidate with resultant negative impact on 
the suitability of the site for existing biota; resolution of this impact requires management; 

• The site would continue to be impacted by development pressure which might then not 
benefit from the standards established by earlier phases of Lake Michelle. 

 
Source: ToR Visual Assessment Lake Michelle prepared by Doug Jeffery Environmental Consultants, 
January 2019 and Lake Michelle Noordhoek, Phase 8, prepared by Planning Partners, August 2018 
 

6.2 Summary 
 
The preferred layout, (Alternative 2), was developed following the completion of specialist reports 
identifying the nature of the wetland fauna and flora and the measures needed to retain and protect 
existing habitats such as salt marsh edges.  That is the reason that it was determined to retain areas of 
juncus spp.  In addition, the value of links was identified between the proposed development and 
specific open spaces, such as developing a spatial relationship with the Papkuilsvlei wetland, with the 
top of Lake Michelle itself and through to the Main Road, to provide access for the Western Leopard 
Toad. 
 
Neither Alternatives 1 nor 2 connect spatially with Phase 7; they are divided by a water body and are 
only connected physically by the two existing roads. This is seen as an advantage in scale. 
 
Both Alternatives 1 and 2 replace the laterite footpath that runs parallel with Noordhoek Main Road 
with a vehicle road that completes the circle, and both group the proposed 110 units into three 
residential zones. 
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Figure 6.1 Conceptual Cross Section, Eastern Elevation showing the spatial relationship between the 
built form and the water.  Planning Partners. 



 
 

 
K Hansen Landscape Architect, Somerset West    18 Lake Michelle Phase 8 VIA: March 2019 
Revision nr 03   
 
 

 
 
Figure 6.2 Alternative 1 Layout, showing the water levels at the end of winter, (maximum). Prepared by Planning Partners, December 2017 
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Figure 6.3 Alternative 2 Layout, (Preferred), showing water levels at the end of winter, (maximum). Note that some waterside erven south-west and south-east of the 
proposed clubhouse would be set back from the waters’ edge to a limited degree without material change to visual impact.  Prepared by Planning Partners, June 2019 
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Figure 6.4, Alternative 3 Layout, where the pink areas are areas without reedbeds and the blue areas are the main pans; prepared by Planning Partners May 2015 
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Figure 6.5, excerpt from the report by Planning Partners describing the Landscape Architectural Approach for Alternative 2 
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7.0 ASSESSMENT OF IMPACTS 
 

 

7.1 Extent of the Impact 
 
The extent of the Visual Impact was assessed as visually noticeable to the viewer up to 1km distant 
and is rated local; this was based on the proposed development, (its extent, height, disposition on the 
site, and probable finishes), its setting, and the experience of the specialist. 
 
 

7.2 Visual Exposure 
Due to the setting, local topography and land use, the Lake Michelle development and the site for 
Phase 8, is visually exposed.  Receptors are located in the north-west, north-east and south-east of the 
locality.  This could result in an exposure rating of medium-high.  This rating is however, qualified by 
shielding objects, such as tree planting and buildings, and the visual effects of foreshortening. These 
factors reduce the number of receptors and limit the degree of exposure to medium; the site is partially 
hidden. 

 

 
 
 

7.3 Zones of Visibility 
 
7.3.1 The residential suburb of Crofters Valley 
The visual impact of development on this site would be greatest for many, but not all, residents; the 
suburb is close to the site, at a higher elevation, and the houses mainly face towards the south-west 
which includes Lake Michelle. The majority of the properties are accessed off Sea Cottage Drive.  What 
they see at present is what appears like a ‘buffer’ between the built-up area of Lake Michelle and the 
main road.  There is a view shadow area close to Noordhoek Main Road, where there is increased 
shielding from trees along the road and this part of the development site is less visible. 
 

Figure 7.1 shows the cyan line 
within which are receptors for 
whom the view would be low to 
moderate due to proximity but 
qualified by topography and 
shielding objects such as 
buildings and trees.  
Source: Google Earth kmz file 
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Figure 7.2 from Sea Cottage Drive where the road descends the hill, travelling south towards 
Noordhoek Main Road, 530m away, and that area of undeveloped land at the ‘end of the road’ would 
be seen from several houses at that elevation, probably from their living rooms and gardens. 
 
Zone of visual influence for Alternative 1 and 2 Layouts is assessed as moderate due to proximity. 
Zone of visual influence for Alternative 3 Layout is assessed as neutral as receptors would be almost 
unaware of the small area of built development. 
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Figure 7.3 from Sea Cottage Drive around Bodrum Close, 400m away, where the development site, 
(undeveloped area beyond the white house), would be more clearly seen from houses. 
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Figure 7.4 from Gondolier Close, 300m away, giving an indication of the view, (the undeveloped area), 
that several of the properties would have of the phase 8 development. 
 
7.3.2 The residential suburb of Sunnydale,  
This suburb can look across Lekker water wetlands towards the existing built form of Lake Michelle, 
(an average distance of 270m). 
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There is a small residential estate and a commercial business close to the Lakeshore Road security 
entrance and accessed off the Main Road; these receptors would see Phase 8, but over their walls and 
through existing vegetation at the head of Lekker water; they would be about 170m away from the 
Phase 8 site at their nearest. 
 
Along the edge of Lekker water is Hou Moed Avenue, users would have an open view of the site; this 
road and Sebastian Road serve commercial businesses and an extensive storage facility, behind which 
is a major retail centre.   
 
The main area of Sunnydale suburb, at a similar elevation to the site; the west edge of the suburb, 
(from Boekenhout northwards) has westward views that include Lake Michelle and the development 
site, about 450 to 600m away from the Phase 8 site; the remainder of the suburb would not be visually 
aware due to shielding by dwellings. 
 
Zone of visual influence for Alternative 1 and 2 Layouts is assessed as moderate due to proximity. 
Zone of visual influence for Alternative 3 Layout is assessed as neutral as receptors would be almost 
unaware of the small area of built development. 

 

 
 

 
 
Figures 7.5 and 7.6 from Hou Moed Avenue 500m away, showing that when the development site is 
seen across Lekker water, only the tops of the roofs on phase 7 of Lake Michelle are evident; the 
dwellings evident on the right of the image are those accessed from the M6 and facing Lekker water.   
 
7.3.3 The residential suburbs of Masiphumelele and Lekker water 
These suburbs can look across Lekker water wetlands towards the existing built form of Lake Michelle 
Masiphumelele, is also at a similar elevation but the houses are smaller and built close together; there 
is more visual clutter along the streets, which are busy with vehicles and people as well as trees, and 
walls.  This holds true for Pokele Road leading to Masemola Road, beyond which is an extensive 
informal settlement, (the edge of the informal settlement is about 120m away from the existing 
development and about 900m away from the Phase 8 site). Developments along Lekker water Road 
are more commercial, but a section of the suburb is residential, closer to the wetland and about 700m 
from Phase 8. All these receptors are visually aware of the existing phases of Lake Michelle, but the 
proposed development site is further away and benefits from ‘foreshortening’. 
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In summary, there would be receptors south of Noordhoek Main Road, and along the west side of 
Sunnydale. 
 
Zone of visual influence for Alternative 1 and 2 Layouts is assessed as moderate due to proximity. 
Zone of visual influence for Alternative 3 Layout is assessed as neutral as receptors would be almost 
unaware of the small area of built development. 

 
7.3.4 The residential suburbs of Meadowsteads and Noordhoek 
These suburbs are between 750 and 1750m away to the north west of the development site.  The 
potentially visually exposed receptors would be living along Katzenellenbogen Road which is between 
Noordhoek Main Road and ‘Sleepy Hollow’, (a centre for horse paddocks). The sports fields are to the 
south of Katzenellenbogen, (about 500m from the site), and from there, the tops of the roofs of the 
previous phases can be seen, the dark roof colour and the frequent trees, serving to render the houses 
difficult to discern. The Phase 8 site would be more shielded by existing vegetation. 
 
The view of he Phase 8 site would be variable for road users and residents of this road but as Sleepy 
Hollow is approached the views become very limited, due to established tree cover in the suburb.  
 
The residents of the south part of Noordhoek suburb, (Blue gum Street and Cactus Road), would be at 
a similar elevation and at too great a distance to perceive built form. 
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Figure 7.7 looking to the Lake Michelle development, (with the phase 8 site to the ‘left’ of the image), 
700m away, where only the roofs can be seen   
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Figure 7.8 from the junction with Katzenellenbogen Road and Sea Cottage where the whole of the Lake 
Michelle development would be visible, but at 680m distance; the phase 8 site would not be as visible 
from this stretch of road because of roadside planting. 
 
Zone of visual influence for Alternative 1 and 2 Layouts is assessed as low due to distance and 
topography. 
Zone of visual influence for Alternative 3 Layout is assessed as neutral as the small area of built 
development would be difficult to see. 

 
7.3.5 Users of Noordhoek Main Road 
These receptors would be visually aware of the development of Phase 8, notably the two proposed 
groups of housing units closest to the road, and, although there is a break in the centre for the WLT 
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access, the parallel site spine road would be very evident, particularly with headlights at night, but 
probably through the day as well. The view would not be entirely open, due to existing shrubs on the 
site side of the road, and also to trees along the road verge. 
 
Zone of visual influence for Alternative 1 and 2 Layouts is assessed as moderate due to proximity. 
Zone of visual influence for Alternative 3 Layout is assessed as low due to limited area of development. 
 
7.3.6 The users of Ou Kaapse Weg 
Users travelling down towards Noordhoek would have a brief view of the development site, as they 
can currently see Lake Michelle and could be visually aware of what appears like a ‘buffer’ between 
the development and the main road. Also notable is the Chapmans Peak Estate under construction, in 
which there would be receptors.  
 
Zone of visual influence for Alternative 1 and 2 Layouts is assessed as low due to limited view. 
Zone of visual influence for Alternative 3 Layout is assessed as neutral as the small area of built 
development would be difficult to see. 
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Figure 7.9 from Ou Kaapse Weg, 750m away, and travelling towards Noordhoek, the existing 
development site can be seen, but little of the proposed development site, Phase 8. 

 
7.4 Compatibility of the Development 
 
The compatibility of the proposed development and land usage with existing townscape and landscape 
character is assessed as compatible, as long as the built form, its disposition on the site, and the design 
layout of the next phase is similar to earlier phases.   
 

 
7.5 Intensity or Magnitude, of Visual Impact 
 
The landscapes visual nature would be altered in a way that would be noticeable; but it could not be 
said to ‘intrude’, or act as a strong focus in the landscape, if there would be continuity of design layout 
and built form providing visual context. The rating would be low. 
 
 

7.6 Duration of Visual Impact 
 
The duration of the impact upon its surroundings of the development is assessed as permanent; once 
these changes would be made to the site, including the management of the salt pans, the development 
would have anticipated lifespan more than 25 years. 
 
 

7.7 Significance of the Visual Impact 
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The significance rating is assessed a low, (within a range of very low, low, moderate, high and very 
high).  This is based on a combination of the criteria above and considers the development as being 
permanent and having a local impact with low intensity.    
 
 

7.8 Conclusions 
 
Reference to the visual envelope notes that the visual impact is of a manageable extent; the location 
of Phase 8, by its proximity to the tree cover along Noordhoek main road, along local roads and within 
residential erven, and other visual effects, is the least visually exposed portion of the whole Lake 
Michelle development. 
 
TABLE 7.1 COMPARISON OF ALTERNATIVES 
 

Alternative Advantages Disadvantages 
Alternative 1 • Phase 8 is separated from earlier 

phases spatially; this is a positive as 
it appears to reduce the scale of 
whole Lake Michelle development 

• Management of the wetlands and 
salt marsh 

• Planning would not have been so 
well supported by specialist 
research, e.g. loss of juncus spp. 

• Reduction of wetland buffer 
between local residential areas 

• Change in local landscape character 
for users of adjacent Noordhoek 
wetlands 

• Less responsive to optimum 
mitigation measures for habitat 
creation 

Alternative 2 • Phase 8 is separated from earlier 
phases spatially; this is a positive as 
it appears to reduce the scale of 
whole Lake Michelle development 

• Methodology for habitat, fauna and 
flora development, management 
and retention based on increased 
specialist knowledge, including the 
provision of eco-linkages beyond 
the site for biota. 

• Reduction of wetland buffer 
between local residential areas 

• Change in local landscape character 
for users of adjacent Noordhoek 
wetlands 

• Responsive to optimum mitigation 
measures for habitat creation 

Alternative 3 • Retention of most of the wetland 
buffer between the local residential 
areas and transport corridors 

• The small number of residential 
units on the site correlates 
negatively with the amount of 
funding available to manage the 
wetlands effectively  

• Continuing loss of the salt marsh, 
negative impacts on flora, fauna and 
habitat 

No-Go 
Alternative 

• Retention of buffer between local 
residential areas and transport 
corridors. 

• Retention of existing landscape 
character for users of Noordhoek 
Wetlands, and horse trails. 

• Continuing loss of the salt marsh, 
negative impacts on flora, fauna and 
habitat 

• Continuing impacts of development 
pressure which might not benefit 
from the standards established by 
earlier phases of Lake Michelle 
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8.0 FINDINGS OF THE ASSESSMENT: IMPACT TABLES 
 

 
TABLE 8.1 ALTERNATIVE 1 
 

Alternative 1:  

PLANNING, DESIGN AND DEVELOPMENT PHASE 

Potential impact and risk:   

Nature of impact:  

Residential estate, 110 units in three groups, infrastructure, lesser habitat creation and 
retention: 
Visual impacts of construction activities on the site, of the perceived loss of the wetland 
buffer between built up areas and transport corridor, of the reduction in undeveloped land to 
recreational users of the Noordhoek Wetlands Areas 

Extent and duration of impact: Local; Short-term 

Consequence of impact or risk: 
Changes to the natural site environment will commence that would be reversible in the early 
stages, but would become irreversible 

Probability of occurrence: Probable  

Degree to which the impact may cause irreplaceable loss of resources: 

Complete loss of the juncus spp on the site 
Loss of bio-physical linkages with adjacent areas, (WLT would be well served with access 
under the Main Road but no or few linkages for biota generally are evident in the layout 
drawing) 
 

Degree to which the impact can be reversed: Partly reversible 

Indirect impacts: 
Visual impacts occurring at a different locality from the development itself: none 
Visual impacts occurring later in time after completion: none 

Cumulative impact prior to mitigation: 

Additive: more housing, to replace a wetland area, and bringing built development closer to 
existing receptors; medium 
Synergistic: more housing will also increase the visible extent of the existing development, 
along with lesser areas under vegetation; low 
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Neutral: the associated wetland management would serve to protect the wetland which 
could be eventually lost if there was no development; medium   

Significance rating of impact prior to mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Medium  

Degree to which the impact can be avoided: Partly 

Degree to which the impact can be managed: Partly 

Degree to which the impact can be mitigated: Partly 

Proposed mitigation: 

Reposition the clubhouse to create an open space link to the natural area beyond the site. 
Reconfigure the parking for the clubhouse to provide more natural open space 
Ensure that all built form is one storey only; that roofs, (materials, colours, profiles), 
architecture, (colours), all planting and detailing remains similar to earlier, recent phases 
Ensure that the site road parallel, in part, with the M6, does not conflict with headlights, 
ensure there is enough shielding planting 

Residual impacts: 
The imposition of a residential development on a natural site that appears to be a buffer 
between established residential areas and transport corridors 

Cumulative impact post mitigation: No change to these impacts 

Significance rating of impact after mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Medium-low 

OPERATIONAL PHASE 

Potential impact and risk:   

Nature of impact:  
Visual impacts of site activities such as traffic and lights at night, of the reduction in extent of 
the wetland buffer between built up areas and transport corridor, of the change in landscape 
character for recreational users of the Noordhoek Wetlands Areas 

Extent and duration of impact: Local and permanent 

Consequence of impact or risk: 
The visual impact of the existing LM development will increase because it will appear more 
extensive spatially and lose its buffer to the built-up areas of Noordhoek  

Probability of occurrence: Definite 

Degree to which the impact may cause irreplaceable loss of resources: Significant loss 

Degree to which the impact can be reversed: Irreversible  

Indirect impacts: 
Visual impacts occurring at a different locality from the development itself: none 
Visual impacts occurring later in time after completion: none 
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Cumulative impact prior to mitigation: 
No additional building following the construction of this, final phase, no increase in building 
heights, so no cumulative impacts are anticipated 

Significance rating of impact prior to mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Medium 

Degree to which the impact can be avoided: Partly  

Degree to which the impact can be managed: Partly  

Degree to which the impact can be mitigated: Partly  

Proposed mitigation: Retain on-going maintenance standards and wetland management interventions 

Residual impacts: 
Visual impact of the loss of buffer between residential area and transport corridors impacting 
on local residents and users of transport corridors 

Cumulative impact post mitigation: None   

Significance rating of impact after mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

After tree planting is established, and with habituation, the significance is anticipated to 
reduce to Low negative, (the impact scores a negative assessment because of the loss of the 
visual and natural buffer between the residential areas of Noordhoek and Lake Michelle; the 
visual quality of that buffer would reduce without interventions planned for Alternative 2). 

 

TABLE 8.2 ALTERNATIVE 2 

 

Alternative 2:  

PLANNING, DESIGN AND DEVELOPMENT PHASE 

Potential impact and risk:   

Nature of impact:  

Residential estate, 110 units in three groups, infrastructure, greater habitat creation and 
retention: 
Visual impacts of construction activities on the site, of the perceived loss of the wetland 
buffer between built up areas and transport corridor, of the reduction in undeveloped land to 
recreational users of the Noordhoek Wetlands Areas 

Extent and duration of impact: Local; Short-term 

Consequence of impact or risk: 
Changes to the natural site environment will commence that would be reversible in the early 
stages, but would become irreversible 

Probability of occurrence: Probable  
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Degree to which the impact may cause irreplaceable loss of resources: 

Very low degree of loss of irreplaceable resources 
Retention of inter alia the juncus spp on the site 
Reduced loss of natural resources of habitats, flora and fauna, if the natural areas would not 
be managed. Principles of development and management set out in ICON and Planning 
Partners reports should be followed 

Degree to which the impact can be reversed: Partly reversible 

Indirect impacts: 
Visual impacts occurring at a different locality from the development itself: none 
Visual impacts occurring later in time after completion: none 

Cumulative impact prior to mitigation: 

Additive: more housing, to replace a ‘wild’ area, and bringing built development closer to 
existing receptors; medium 
Synergistic: more housing will also increase the visible extent of the existing development, 
along with lesser areas under vegetation; low 
Neutral: the associated wetland management would serve to protect the wetland which 
would be eventually lost if there was no development; medium   

Significance rating of impact prior to mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Medium  

Degree to which the impact can be avoided: Partly 

Degree to which the impact can be managed: Built form Partly; wetlands mainly 

Degree to which the impact can be mitigated: Built form Partly; wetlands, mainly 

Proposed mitigation: 

During the planning stage re-assess the number of units that are required to sustain the open 
space; the objective is to retain as much natural and managed open space as feasible; this 
measure would reduce the visual impact. 
Ensure that all built form is one storey only; that roofs, (materials, colours, profiles), 
architecture, (colours), all planting and detailing remains similar to earlier, recent phases. 
Ensure that the site road parallel, in part, with the M6, does not conflict with headlights, 
ensure there is enough shielding planting 
Works to retain, protect develop wetlands are undertaken 

Residual impacts: 
The imposition of a residential development on a natural site that appears to be a buffer 
between established residential areas and transport corridors 

Cumulative impact post mitigation: Low 

Significance rating of impact after mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Medium-low 
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OPERATIONAL PHASE 

Potential impact and risk:   

Nature of impact:  
Visual impacts of site activities such as traffic and lights at night, of the reduction in extent of 
the wetland buffer between built up areas and transport corridor, of the change in landscape 
character to recreational users of the Noordhoek Wetlands Areas 

Extent and duration of impact: Local and permanent 

Consequence of impact or risk: 
The visual impact of the existing LM development will increase because it will appear more 
extensive spatially and lose its buffer to the built-up areas of Noordhoek  

Probability of occurrence: Definite 

Degree to which the impact may cause irreplaceable loss of resources: Significant loss 

Degree to which the impact can be reversed: Irreversible  

Indirect impacts: 
Visual impacts occurring at a different locality from the development itself: none 
Visual impacts occurring later in time after completion: none 

Cumulative impact prior to mitigation: 
No additional building following the construction of this, final phase should be permitted, no 
increase in building heights should be permitted 

Significance rating of impact prior to mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Medium 

Degree to which the impact can be avoided: Partly  

Degree to which the impact can be managed: Built form Partly; wetlands mainly 

Degree to which the impact can be mitigated: Built form Partly; wetlands, mainly 

Proposed mitigation: Retain on-going maintenance standards and wetland management interventions 

Residual impacts: 
Visual impact of the loss of buffer between residential area and transport corridors impacting 
on local residents and users of transport corridors 

Cumulative impact post mitigation: 
Medium to high: the capacity of the environmental resources within this local geographic 
area to respond to change and withstand further stress is reduced and is close to being 
exceeded 

Significance rating of impact after mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

After tree planting is established, and with habituation, the significance is anticipated to 
reduce to Low positive, (there would be a loss of the visual and natural buffer between the 
residential areas of Noordhoek and Lake Michelle, but the visual quality of that buffer would 
reduce in the medium term without the planned interventions in this Alternative). 
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TABLE 8.3 ALTERNATIVE 3 

 

Alternative 3  

PLANNING, DESIGN AND DEVELOPMENT PHASE 

Potential impact and risk:   

Nature of impact:  

Residential development of 15 units on the old, capped, dump site, and built form on north-
west boundary 
Over the remainder of the site, retention of existing flora and identification of buffers around 
the reedbeds which would remain 

Extent and duration of impact: Local and permanent 

Consequence of impact or risk: Gradual drying out of the wetland area and reduction in open water 

Probability of occurrence: Definite 

Degree to which the impact may cause irreplaceable loss of resources: Significant loss 

Degree to which the impact can be reversed: Reversible 

Indirect impacts: None 

Cumulative impact prior to mitigation: None 

Significance rating of impact prior to mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Low 

Degree to which the impact can be avoided: N/A 

Degree to which the impact can be managed: Partly 

Degree to which the impact can be mitigated: Partly 

Proposed mitigation: 

Consider interventions to manage the wetlands to prevent the gradual reduction in areas of 
open water, such as sourcing alternate funding for management. 
Direct these funding sources to the shoreline of Lake Michelle as well. 
Retain the laterite footpath and create additional access points with bird hides. 

Residual impacts: Limited or no intervention, so few residual impacts; possible drying out of the wetland 

Cumulative impact post mitigation: 
Retention of the status quo; resulting in medium to high negative impact, or, with some 
management funding, there could be a small positive impact 

Significance rating of impact after mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

 
Low 
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OPERATIONAL PHASE 

Potential impact and risk:   

Nature of impact:  
The approved lifestyle centre and 15 dwellings not generating sufficient funding to manage 
the wetlands in order to preserve the habitat and the flora and fauna 

Extent and duration of impact: Local and permanent 

Consequence of impact or risk: 

Negative impact with probable reduction in flora and faunal species, with consequent 
negative visual impact from a ‘buffer area’ supporting a range of species to one in which the 
swathes of a monoculture flora species may develop, before eventual colonisation of certain 
areas by invasive species.  

Probability of occurrence: Highly probable 

Degree to which the impact may cause irreplaceable loss of resources: Significant loss 

Degree to which the impact can be reversed: The site could not be managed in the way that is required without a funding stream 

Indirect impacts: The site would be likely to dry out in the medium term 

Cumulative impact prior to mitigation: 
The visual character of the site could change if it attracted very different plant species than 
exist on the site at present 

Significance rating of impact prior to mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Medium 

Degree to which the impact can be avoided: Partly  

Degree to which the impact can be managed: Partly 

Degree to which the impact can be mitigated: Partly  

Proposed mitigation: Develop a funding source for wetland management 

Residual impacts: Upgraded wetland management 

Cumulative impact post mitigation: Retention of the status quo; resulting in medium to high negative impact 

Significance rating of impact after mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

The significance is anticipated to be Low negative, (the impact scores a negative assessment 
because while the visual and natural buffer between the residential areas of Noordhoek and 
Lake Michelle would be retained, the visual quality of that buffer would reduce without 
interventions). 
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TABLE 8.4 NO GO ALTERNATIVE 
 

Alternative No-Go  

OPERATIONAL PHASE 

Potential impact and risk:   

Nature of impact:  
No development or management to take place within remainder erf, apart from the 
maintenance of existing infrastructure 

Extent and duration of impact: Local, may or may not be permanent, may be long term. 

Consequence of impact or risk: 
The site would continue to dry out as vegetation develops, consequent loss of flora and 
fauna, which would be to its visual detriment  

Probability of occurrence: Highly probable 

Degree to which the impact may cause irreplaceable loss of resources: Significant loss 

Degree to which the impact can be reversed: The site could not be managed in the way that is required without a funding stream 

Indirect impacts: The site is likely to dry out 

Cumulative impact prior to mitigation: N/A 

Significance rating of impact prior to mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

Low 

Degree to which the impact can be avoided: N/A 

Degree to which the impact can be managed: N/A 

Degree to which the impact can be mitigated: N/A 

Proposed mitigation: N/A 

Residual impacts: 
Retention of the status quo, would be a positive for visual impact in the short term, but a 
negative for visual impact in the medium to long term as the character would change with 
the eventual closing of the open water and possible colonisation of areas by invasive plants 

Cumulative impact post mitigation: Probable changes to habitats, (negative) 

Significance rating of impact after mitigation 
(e.g. Low, Medium, Medium-High, High, or Very-High) 

The significance is anticipated to be Low negative, (the impact scores a negative assessment 
because while the visual and natural buffer between the residential areas of Noordhoek and 
Lake Michelle would be retained, the visual quality of that buffer would reduce without 
interventions). 
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9.0 IMPACT MANAGEMENT, MITIGATION AND 
MONITORING MEASURES 

 
 

9.1 Environmental Management Plan  
 
An environmental management plan should be drawn up to set out principles for the implementation 
of the visual mitigation measures.  The proponent is required to demonstrate that these measures are 
included in the design and construction phase. The responsibilities of an Environmental Control Officer 
on this site are noted in para. 9.6.2. 
 

 
9.2 Project elements to be addressed in the Design period 
 
Note: These matters are referred to in these reports which should be read with this assessment: 

• Icon Consulting Engineers: Evergreen Lake Michelle, Noordhoek, Civil Works Method 
Statement for Earthworks Phase 

• Planning Partners: Landscape Architects Notes, Project Management and Methodology. 
Organisation Commentary on remainder erf 3823, Lake Michelle in Noordhoek, (April 2019 
Rev 1) 

• Toni Belcher: Concept Wetland Rehabilitation Plan, (March 2019) 
 
9.2.1 Creation of landform  
Creation of landform to be undertaken with care to ensure that there is minimum intervention to 
create the desired features.  
 
9.2.2 Built form 
Design standards for buildings and external works evident in earlier phases, (roof materials and 
colours, the wall paint colours, etc), have proved to be recessive and appropriate in the landscape and 
should be retained, where possible, for Phase 8. The site development avoids visual clutter and has 
good visual absorption qualities.  
 
9.2.3 Vehicle Access 
The layout provides for a new vehicle route linking the east and west security gates and removing the 
laterite footpath. This is so that additional dwelling units can be accessed. The visual impact of this 
road would be high at night with conflicting headlights which may distract drivers.  The road impacts 
negatively on the natural quality of that section of the estate.  
 
9.2.4 Planting 
Within the areas around built form, the range and placing of species has proved successful in earlier 
phases and should be replicated in this phase along with the high standards of maintenance. Shielding 
planting may be required along the Noordhoek Main Road boundary. All invasive plant species should 
be removed and replaced with indigenous species, on an on-going basis 
 
9.2.5 Wetland Development 
It is anticipated that works to re-establish salt marsh and retain open water would commence in accord 
with the advice of specialists.  In as far as the retention and development of the wetlands and the salt 
marsh is a positive for visual impact, controls should be undertaken on the volume of stormwater 
entering the wetlands from the built development. 
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9.3 Project Elements to be addressed in the Construction Period 
 
9.3.1 Duration 
The construction period should be kept to a minimum, and with due care to local residents and road 
users. There should be no out-of-normal-hours working due to the proximity of houses.  The site 
vehicle entrance should have adequate traffic control measures, signage, and dust control measures. 
These measures are to reduce visual impact.   
 
 
9.3.2 Site Control 
The wetland and salt marsh conservation areas should be fenced off at site-setup stage and no works 
undertaken there. Controls on the location of materials storage, etc, particularly on any lands that 
could be adjacent to these areas should be enforced to ensure that they are contained within the 
actual development area boundaries. Piles of construction materials should be stored at lower 
elevations and screened. In addition, no fires to be allowed, no litter and no contaminants to be 
allowed to enter the environment.  Excess materials and all waste to be removed from the 
construction areas. These measures are to reduce visual impact. (These matters are referred to in the 
ICON report). 
 
9.3.3 Programme 
No information is to hand at the time of writing about the anticipated programme from 
commencement to completion, but it should not be allowed to extend unnecessarily.   
 
 

9.4 Operational Period 
 
The visual impact of the completed development during the operational period should be mitigated 
by continuing to manage all the natural habitats and the salt marsh in accord with expertise from 
relevant specialists, continuing maintenance of the built form, control of lighting impacts, boundary 
treatments, and planting. (These matters are referred to in the ICON, and Planning Partners reports 
referenced above). 
 
 

9.5 Conclusion  
 
Without the implementation of the recommended mitigation measures the potential visual impact of 
the proposed development is rated to be moderate which is deemed to be a level of visual impact 
which could be managed by mitigation measures.   
 
If all identified mitigation measures listed above are implemented the residual impact would be of a 
well-managed residential development within the urban edge and with strong spatial and physical links 
to earlier phases.  It is particularly critical from a visual standpoint that the north-eastern stretch of 
Lake Michelle, as well as seasonal stretches of open water should remain visible.   The proposed 
development would have an extensive and well managed wetland system with continuing habitats for 
flora and fauna.   
 
The extent of the visual impact would not reduce or expand, but the absorption capacity and the 
compatibility ratings would increase resulting in a lower rating for visual significance.    
 
 

9.6 Management and monitoring programmes 
 
9.6.1 Measures for the Environmental Management Programme  
Project component/s: List of project components affecting the objective: 
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• Extent of the project and access to it. 

• Density, quantity and specification of the built form. 

• Proximity and nature of sensitive receptors. 
 
Potential Impact: potential environmental impact if objective is not met: 

• Detrimental change of local landscape and townscape character.  

• Negative impacts from proximity of the development to directly adjacent dwellings, and those 
further away 

• Cumulative impacts. 
 
Activities: which could impact on achieving the objective of a visually acceptable installation: 

• Implementation of an Environmental Management Plan. 

• Site management to Construction Industry Guidelines.  

• Use of quality design in the built form and external works. 

• Undertaking of the mitigation measures which could be included as conditions of 
authorisation as they have been designed to improve the acceptability of the development. 

 
Mitigation: Target/Objective 

• Incorporation of recommendations in the Mitigation measures. 

• Careful management of interfaces with surrounding landscape 
 
Additional Activities set out in paragraph 5 in the document: Landscape Architect’s Notes, Project 
Management and Methodology Organization Commentary on; Remainder Erf 3823, Lake Michelle in 
Noordhoek prepared by Planning Partners, Cape Town 
 

“Two separate EMP’s would define the different standards. In this project the role of the 
Freshwater Ecology Specialist, Landscape Architect and Civil Engineer, the Environmental 
Control Officers and a Wetland Rehabilitation Specialist Contractor is of importance order to 
deliver the required formal project management and controls; documentation of measured 
plans, sections, bills of quantities and clear specifications, methodologies and 
payment/completion milestones e.g. new vegetation coverage /percentage alien clearance 
achieved, for example.” 

 
Note also the report prepared by ICON Consulting Engineers which sets out the proposed methodology 
for the site development in some detail.  These controls would obviate many probable mitigation 
measures. 
 
 
9.6.2 Performance Indicators and Monitoring 
Performance Indicator: The key indicators would be the qualities of the receiving environment and the 
definition of the impacts predicted. Reference to the VIA indicates the nature of the anticipated 
impacts and the ability of the landscape and townscape to absorb the development. 
 
Monitoring 

• Baseline Monitoring: all plans to be reviewed timeously by bodies responsible for aesthetics 

• Construction Phase Monitoring: Environmental Control Officer to monitor the specified visual 
management actions particularly in relation to the works to the wetlands 

• Operational Phase Monitoring: continued assessment of the aesthetic aspects, such as 
wetland management building colours/cladding, lighting, screening of clutter, project 
expansion 

 
The monitoring program included in the EMP should ensure monitoring compliance with the visual 
mitigation measures to address operational phase visual impacts. 
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10.0 DISCUSSION, CONCLUSIONS, RECOMMENDATIONS 
 

 
10.1 Visual Statement 
 
The subject of the assessment is the proposed development of an area of wetland open space for a 
residential development.   This visual assessment provides an overview of the landscape character of 
the locality and assesses the degree to which the proposed development would be visually 
appropriate. 
 
The proposed development site lies along Noordhoek Main Road, and is bounded by the road, earlier 
phases of Lake Michelle residential estate, and Noordhoek Wetlands, managed as part of Table 
Mountain National Park.  The land is part of an extensive, low lying coastal strip, between the 
residential suburbs and the sea. The land all around is low lying salt marsh offering a range of habitats. 
 
Lake Michelle development is quite visually intrusive but was designed not only for residential 
development but also to manage the wetlands within its erven. The site under assessment would form 
the final phase and at present it appears as a natural buffer along the road, separating the residential 
suburbs of Crofters Valley and Lake Michelle. 
 
Retention of the natural buffer would be preferred from a visual standpoint but the expertise of 
specialists in the fields of botany and wetland management have set out the ultimate fate of this area 
without intervention.  The plant species will continue to build up a root mass that will raise the ground 
levels, dry out the site and the wetland character would be lost.  These interventions would require a 
funding model, and the most practical is that offered by constructing a final phase of development to 
create a retirement estate.  
 
The sensitive receptors are some, but not all, of the residents of Crofters Valley which is close but at a 
higher elevation than the wetlands; many of the houses face towards the beach and their view includes 
Lake Michelle. The site is bound to the south east by the natural area of Lekker water over which 
residential receptors from Sunnydale, Lekker water and Masiphumelele would be visually aware of the 
proposed development. To the north-west are residential receptors in Noordhoek and recreation 
receptors in the natural areas.  
 
The visual impact is mitigated in several ways for these receptors, Crofters Valley residents occupy a 
more elevated position but look through trees; part of the site is in visual shadow. Receptors to the 
east and west are at some distance, at the same low elevations and so there is some benefit from 
foreshortening. In addition, if the development would be vegetated to a similar standard as the earlier 
phases, then there would be shielding.   
 
A significant element in the assessment of the visual impact is the visually recessive architecture of the 
earlier phases, for example, while only the tops of the dark grey roofs are visible from 
Katzenellenbogen Road, the impact is also broken up by site trees. It is also significant that the nearest 
earlier phase of residential development would be ±37.5m away which distance is greater than some 
between property boundaries in earlier phases; the water bodies and vegetation would be an 
adequate screen at that distance. 

 
 
10.2 Conclusions 
 
The degree of visual impact is qualified by the advantages of the preservation and management of an 
extensive area of the wetlands for future generations, and the low density of the proposed 
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development.  When these factors are considered the impact of Alternative 2, (Preferred) reduces 
from Moderate to Low positive. 
 
 
 

10.3 Opinion, Recommendation and Authorisation 
 
It is therefore the finding of this assessment Alternative 2 layout could proceed, its low density and the 
retention and development of natural habitats and open water would serve to reduce the degree of 
visual impact, accepting that the resultant wetlands would be of great benefit to biota and would be 
experienced by residents.   
 
It is also noted that there would be only limited adverse impact on the local townscape and landscape 
character; built form would be established closer to receptors but there would be extensive areas of 
natural and managed wetland that would relate to the existing character of Lake Michelle, and which 
would be partly visible to receptors at higher elevations. From a visual standpoint, most of the 
potential visual impacts have been successfully managed by the current proposals. 
 
It is the finding of this assessment that the proposed development would be visually acceptable, and 
it is recommended that it could proceed.  
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Addendum 1: DEA&DP Assessment Ratings Definitions  
 

 
Criteria Required by: 
The Guidelines, Provincial Government of the Western Cape, DEADP, June 2005: 
 
Visual Impact Assessments: Definitions and Ratings 
Referred to are criteria specific to visual impact assessments referred to in the DEA&DP guideline 
document and which are as follows: 
 
Viewshed 
The viewshed refers to the theoretical outer-most extent of the area from which an object may be seen.  
Visibility can be obscured in part or in whole by objects within the viewshed such as existing buildings, 
trees, or landform. 
 
Rating – not rated, a description given 
 
Visibility of the Site 
A description of the actual places within the view shed from which the site can be seen; significant 
views are discussed 
 
Rating: not rated, a description given 
 
The Extent of the Visual Impact 
Rates the impact in terms of the geographical area that will be influenced by the visual impact 
 
Ratings:  

- no impact: no visual impact 

- limited: visual impact is small, generally confined to the site 

- local: the site and the immediate surrounding area, (1-5km) 

- sub-regional: a greater area is influenced, (5-10km) 

- regional: the influence extends to an entire region 

- national: the influence has national importance and extends beyond boundaries 
 
Visual exposure 
Visual exposure refers to the visibility of the project site in terms of the capacity of the surrounding 
landscape to offer screening.  This is determined by the topography, tree cover, buildings, etc. 
 
Ratings: 

- no exposure: the site is hidden by topography, planting, etc 

- low: the site is largely hidden 

- medium: the site is partially hidden 

- high: there is little in the surrounding landscape that can shield the development from 
view 

 
Zones of visual influence 
Describes the areas visually influenced by the proposed development, and assesses the amount of 
influence 
Ratings: 

- non-existent: the site cannot be seen from surrounding areas 

- low: the development is largely shielded from view by topography, planting, etc 

- moderate: the development is partially shielded 

- high: the development strongly influences the view and acts as a visual focus 
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Visual Absorption Capacity 
This refers to the ability of the surrounding area to visually absorb the development.  In this 
assessment, high is a positive and low is a negative 
 
Ratings: 

- low: the area cannot visually absorb the development 

- medium: the area can absorb the development to a degree but it will look somewhat out of 
place 

- high: the area can easily visually absorb the development 
 
Compatibility with Surrounding Landscape 
This refers to the extent to which the proposed development and land usage is in line with the 
surrounding development and land usage. 
 
Ratings: 

- appropriate: the development will fit in well with the surrounding landscape 

- moderately appropriate: the development can blend in, but to a lesser degree and only with 
care 

- inappropriate: the development introduces new elements into the landscape that do not fit in. 
 
Intensity or Magnitude, of Visual Impact 
This refers to the degree to which the visual nature of the landscape will be altered. 
 
Ratings: 

- low: the impact is noticeable but does not act as a strong focus in the landscape 

- moderate: the landscapes visual nature is altered in a way that is noticeable 

- high: the visual impact of the development intrudes into the landscape in a noticeable way 
 

Duration of visual Impact 
The duration of the impact upon its surroundings 
 
Ratings: 

- temporary: one year or less 

- short term: one to five years 

- medium term: five to fifteen years 

- long term: more than fifteen years 
 
Significance of the Visual Impact 
This rating combines the other ratings and looks at the overall impact 
 
Ratings: 

- very low: the visual impacts will be limited to the site itself 

- low: the impacts will be local, and/or in the short term 

- moderate: the impacts will be experienced locally and may lead to permanent change in the 
local landscape 

- high: these impacts will be experienced over a wide area, or sub regionally and will be 
irreversible 

 
Potential Cumulative Visual Impacts 
Looks at the accretion of similar developments over time 
 
Ratings: not rated, a description given 
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Addendum 2: DJEC Assessment Ratings and Definitions  
 

 

CRITERIA FOR ASSESSMENT 

Source: ToR Visual Assessment Lake Michelle prepared by Doug Jeffery Environmental Consultants, 
January 2019 

 
These criteria are drawn from the EIA Regulations published by the Department of Environmental 
Affairs and Tourism (April 1998) in terms of the Environmental Conservation Act, 1989 (Act No. 73 of 
1989) and the latest basic assessment report template provided by the Department of Environmental 
Affairs and Development Planning (DEA&DP).  These criteria include: 
 
 
Nature of the impact 
This is an appraisal of the type of effect (positive or negative) the construction, operation and 
maintenance of a development would have on the affected environment. This description should 
include what is to be affected. 
 
Extent of the impact 
Extent defines the physical extent or spatial scale of the impact. The impact could: 

• Site specific: limited to the site. 

• Local:  limited to the site and the immediate surrounding area (1-10km) 

• Regional:  covers an area that includes an entire geographic region or extends beyond one 

region to another. 

• National:  across national boundaries and may have national implications. 

 
Duration of the impact 
The specialist should indicate whether the lifespan of the impact would be:  

• Short term:  0-5 years. 

• Medium term:  5-15 years. 

• Long term:  beyond the operational phase, but not permanently. 

• Permanent:  where mitigation either by natural processes or by human intervention will not 

occur in such a way or in such time span that the impact can be considered transient or 

temporary. 

• Discontinuous or intermittent: where the impact may only occur during specific climatic 

conditions or during a particular season of the year. 

Consequence of Impact 
Indicate what will happen if the impact occurs. 
 
Probability of occurrence 
Probability describes the likelihood of the impact occurring. The likelihood can be described as:  

• Improbable/unlikely: low likelihood of the impact occurring. 

• Probable: distinct possibility the impact will occur. 

• Highly probable: most likely that the impact will occur. 

• Definite: impact will occur regardless of any prevention measures. 

 
Irreplaceable loss of resources 
Specialists should state whether or not the impacts may be irreversible or may result in an 
irreplaceable loss of resources.  It can be no loss, marginal loss, significant loss or complete loss of 
resources. 
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Reversibility 
This refers to the degree to which an impact can be reversed. 

• Fully reversible:  where the impact can be completely reversed. 

• Partly reversible:  where the impact can be partially reversed. 

• Irreversible:  where the impact is permanent. 

 
Indirect impacts 
Indirect impacts are secondary impacts and usually occur at a different place or time. Specialists will 
need to elaborate on any indirect or secondary impacts of proposed activities. If there are no indirect 
impacts specialist will need to briefly explain so. 
 
Cumulative impact 
An effect which in itself may not be significant but may become significant if added to other existing 
or potential impacts that may result from activities associated with the proposed development or 
similar developments in the surrounding area. Cumulative impacts must be assessed prior to and post 
mitigation. Such impacts will be either positive or negative, and will be graded as being of negligible, 
low, medium or high impact. 
 
Degree to which impact can be avoided 
This indicates the degree to which an impact can be avoided.  Impacts can either be fully avoided 
(impact is completely avoidable), partly avoided (impact is avoidable with moderate mitigation and/or 
management) or the impact is unavoidable (the impact is cannot be avoided even with significant 
mitigation measures and/or management). 
 
Degree to which impact can be managed 
This indicates the degree to which an impact can be managed.  Impacts can either be fully managed 
(impact is completely manageable), partly managed (impact is manageable with moderate mitigation 
and/or management) or the impact is unmanageable (the impact cannot be managed even with 
significant mitigation measures). 
 
Degree to which an impact can be mitigated 
This indicates the degree to which an impact can be reduced. The degree of mitigation can either be 
high (the impact can be fully mitigated), moderate (the impact can be partly mitigated) or not 
mitigated at all. 
 
Significance 
Based on a synthesis of the information contained in the above-described procedure, the significance 
of the potential impacts can be assessed (prior and post mitigation) in terms of the following 
significance criteria: 

• No impact/Negligible 

• Low negative: where it would have minor negative effect and would require little or no 

mitigation. 

• Low positive: the impact will have minor positive effects. 

• Medium negative: the impact will have moderate negative effects and will require moderate 

mitigation. 

• Medium positive: the impact will have moderate positive effects. 

• High negative: the impact will have significant effects and will require significant mitigation 

measures to achieve an accepted level of impact. 

• High positive: the impact will have significant positive effects. 

• Very high negative: the impact will have highly significant effects and are unlikely to be able 

to be mitigated adequately. 
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• Very high positive: the impact will have highly significant positive effects. 

 
Residual impacts 
Residual impacts are those impacts that remain following the implementation of mitigation measures. 
Residual impacts must be identified and discussed. If there are no residual impacts, the specialist will 
need to briefly explain that the activity will have no residual impacts. 

 
Cumulative impacts (incremental 
impacts of the activity and other 
past, present and future activities 
on a common resource) 
 

• Negligible: (impact insignificant/no impact) 

• Low: there is still significant capacity of the 
environmental resources within the geographic area to 
respond to change and withstand further stress 

• Medium: the capacity of the environmental resources 
within the geographic area to respond to change and 
withstand further stress is reduced 

• High: the capacity of the environmental resources within 
the geographic area to respond to change and withstand 
further stress has been or is close to being exceeded 
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Addendum 3: CV: K Hansen 
 

 
 

Karen Hansen, CMLI Independent Consultant Landscape Architect 
 
Qualifications 
Chartered Membership of the Landscape Institute, UK, in 1982, registered nr. 11994.  
Strathclyde University, Scotland, 1995, course in Environmental Impact Assessment covering the 
legislative background to, and practice of, Environmental Impact Assessment, with particular 
reference to Visual Impact Studies. 
 

Experience in South Africa 
2010 onward: Consultant Landscape Architect to Viridian Consulting (Pty) Ltd. and Independent 
Consultant Landscape Architect specialising in, inter alia, Visual Assessments 
2006 to 2010: Senior Landscape Architect with Viridian Consulting, (Pty) Ltd., Somerset West, 
undertaking a number of landscape design projects as well as environmental studies.   
 

Experience in UK/Africa 
2000 to 2006: Landscape Architect and Team Leader with Glasgow City Council.  Master planning, 
design, implementation of the Heritage Lottery funded urban parks and urban dual carriageways. 
1992 to 2000: Partner with Kirklee Landscape Architects, Glasgow, Scotland, undertaking a number 
of landscape design projects as well as environmental studies.   
 
1985 to 1992: Director of Landscape Architect practice based in Harare, Zimbabwe, undertaking 
strategic projects for the Ministry of Defence and Infrastructure projects for the Ministry of Public 
Housing and National Construction. 
 

 

Environmental Studies: Visual Impact Assessments 
 

Transport corridors 

• The VIA was undertaken prior to the design and Implementation of landscape works for major 
new road, ‘Western Distributor Road’, Glenrothes, Fife, Scotland. (1996). 

• East End Regeneration Route: visual impact assessment leading to strategy decisions for the 
optimum routing of this new dual carriageway whose construction would act as a driver for 
change in the East End of Glasgow. (2004). 

• Vredenburg, Witteklip, a portion of the proposed Southern Bypass, with Ecoimpact 
Consulting. (2018) 

 

Forestry/Greenbelt 

• Study of landscape aspects of felling and restocking of several areas of existing coniferous 
woodlands and change to native woodland species in catchment area for West of Scotland 
Water at Loch Katrine, Strathclyde, Scotland. (1996). 

• Environmental Study for Central Scotland Countryside Trust as part of the process to 
determine future access and tree planting policy in the Greenbelt surrounding Falkirk, 
Scotland. (1997). 

 

Residential 

• Study for a proposed coastal Links Golf Residential Estate, close to the airport at Prestwick, 
Scotland. (1998). 
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• A small residential development at L’ Avenir Winery, on an exposed and elevated site, 
Stellenbosch, W Cape. (2007). 

• A proposed residential development with open space over 3,460ha at St Helena Bay, W Cape, 
a core project of the St Helena SDI, with Denis Moss Partnership and D J Environmental 
Consultants. (2008). 

• Phase 2 of De Zalze Residential Golf Estate, for Spier, Stellenbosch with Denis Moss 
Partnership and D J Environmental Consultants. (2009). 

• A proposed security estate in a long established residential suburb, Somerset West, W Cape 
with Viridian Consulting. (2013). 

• Second phase of middle income housing at Haasendal II, Kuilsriver, W Cape with Braaf 
Environmental Practitioners. (2013). 

• Weltevreden Hills Residential Development, Stellenbosch, with Dennis Moss Partnership, 
Stellenbosch. (2014). 

• Farm 85, Patrys Valley, Stellenbosch, a proposed residential development close to 
Welgevonden and to a building of heritage significance with Denis Moss Partnership, 
Stellenbosch. (2014). 

• Srandfontein, W Cape, proposed residential development with Macroplan, Upington. 

• Johannesdal, Pniel, W Cape, Residential Development with Braaf Environmntal Practitioners. 
(2016). 

• Paternoster, W Cape, Housing and Contract Nature Reserve, Paternostergroep, Kana 
Environmental (2016) 

• Visual Streetscape study for two dwellings and change to Guesthouse in Franschhoek. (2016) 

• Visual Streetscape Study for four proposed dwellings in Franschhoek (2016) 

• Visual Constraints Study, Noordhoek, with Planning Partners, Cape Town. (2016) 

• Visual Constraints Study and Impact Assessment, Raithby, with Doug Jeffery Environmental 
Consultants. (2017) 

• Residential Apartments, Broadlands, Somerset West, Braaf Environmental. (2017) 

• Residential Development, Penzance, Hout Bay, with Cameron Consulting, Hout Bay. (2017) 

• Paternoster Bekbaai, housing with Human Nature (2018) 

• New dwelling as part of Lichtenstein Castle, Hout Bay, with Khula Environmental 
Consultants. (2018) 

• Eikezicht Development of Apartment Blocks, Brackenfell, with Braaf Environmental. (2018) 

• D’Olyfboom development in Paarl, with Aikman Associates Heritage Management. (2018) 

• House Gaetjie, Paarl; residential at very high elevation with Kemp Architects (2018) 

• St James, Cape Town, new dwellings on steep, exposed site, with SLR Consulting. (2018) 

• Erf 579 Franschhoek, Group Housing in treed site with David Hellig Abrahamse, Paarl (2018) 
 

Mixed uses/Retail 

• Mixed Use Development at Mandalay, Khayelitsha, Cape Town. Predominately housing, with 
some commercial and institutional uses, opposite the railway station; with Braaf 
Environmental Practitioners. (2009). 

• Mixed Use Development, Crammix Brickworks, Cape Town. Change of use to predominately 
housing, with some commercial and institutional uses, and integrated open space with Denis 
Moss Partnership and D J Environmental Consultants. (2009). 

• A new Retail Mall with car parking, Philippi, Cape Town on a green-field site and close to a 
major traffic intersection with Power Construction and D J Environmental Consultants. 
(2011). 

• Suider-Paarl Business Park, Paarl, W Cape. Located on the R101 just south of Paarl, and 
focussing on motor car showrooms with Praktiplan, Paarl. (2013). 

• Commercial Development on Farm Welgemoed, Atlantis, W Cape. At the junction of the 
R304 and Bloembosch Road, outside of the urban edge with Enviro Dinamik. (2013). 

• Major new Retail Park, Office Development and Residential Estate in Paarl with Lazercor 
Developments (Pty) Ltd and Meadowbridge (Pty) Ltd. (2016) 
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• Paarl Junction, Suider Paarl, with Jan Hanekom Partnership, CP Developments, Gauteng. 
(2018) 

• Bredasdorp, mixed uses, housing, institutional, with Braaf Environmental. (2018) 

• Annandale residential and commercial, M23, Brackenfell, with Braaf Environmental (2018) 

• Cape Point Vineyards, Noordhoek, single residential and tourism development adjacent to 
Grade IIIC landscape with Doug Jeffery Environmental (2018) 

• Devonbosch mixed use development at Koelenhof, M23 with Doug Jeffery Environmental 
(2018) 

 

Transmission Lines 

• Eskom 400kV Transmission lines, servitude and screening issues, for De Wijnlanden 
Residential Estate, Stellenbosch, W Cape with the Residents Association and Eskom. (2009). 

• 132kV Transmission Lines to evacuate power generated from a WEF to the south-west of De 
Aar at Maanhaarberg, direct to Eskom Hydra substation with Aurecon Group. (2011). 

• 132kV Transmission Lines to evacuate power generated from a WEF north-east of De Aar at 
the Eastern Plateau, direct to Bushbuck substation with Aurecon Group. (2011). 

• 132kV Transmission Lines to evacuate power generated from a WEF to the north-east of De 
Aar at the Eastern Plateau, direct to Eskom Hydra substation with Aurecon Group. (2013). 

 

Industry 

• Scrap Metal Yard at Blackheath, Cape Town; yard extension and screening concerns with 
Braaf Environmental Practitioners. (2009). 

• Meerlust Wine Estate, Proposed Bottling Plant in an agricultural area with Ron Martin 
Heritage. (2009). 

• A proposed industrial estate off the R101 between Paarl and Klapmuts for Agri-Industrial 
uses with Braaf Environmental Practitioners. (2009). 

• Proposed large scale signage on warehouse units for Value Logistics at Kraaifontein with FJC 
Consulting, Cape Town, (2014). 

• Geodetic Observatory, Matjiesfontein, with Ecosense, Stellenbosch (2015) 

• Canola Processing Plant outside Klapmuts, W Cape, with Ecosense cc, Stellenbosch. (2017) 

• Greenhouses for Fruit and Vegetable growing, Aquaculture Facilities, West Coast, with 
EnviroLogic, Tygervalley, W Cape. (2017) 

• Ernita Farm, Wellington, Blueberry Production and Pumphouse, with Aikman Associates. 
(2017) 

 

Education 

• University of Cape Town Middle Campus, Rondebosch, for Urbanscapes, MLH Architects and 
UCT; to assess impacts derived from change of use of multi-level piazza to new lecture 
theatre and administration buildings. (2009). 

 

Tourism 

• Visual baseline study for tourism development at Kogel Bay Tourist Resort, Western Cape as 
part of the Development Framework Policy document, for the City of Cape Town. (2009). 

• New Airport Hotel, Edinburgh Airport, Scotland, assessment of relationship with other built 
form on the land-side. (1997). 

• Berg River Mouth Development; Vacation Apartments, Laaiplek Harbour, W Cape, with 
Dudley Janeke Environmental Consultants, Somerset West. (2014) 

• Morgenster Wine and Olive Estate, Guest Accommodation, Spa, with Aikman Associates. 
(2017) 

• Lake de la Vie, Port Elizabeth, Guest Accommodation, With Habitatlink Consulting. (2017) 

• Tourism Centre, Hout Bay, with Khula Environmental Consultants. (2018) 

• Domaine du Preez guest accommodation, Paarl (2018) 
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Heritage 

• Groote Schuur Estate, Rondebosch, Cape Town, Visual and Heritage Study for the 
Department of Public Works (2009). 

• Worcester Transport Interchange, W Cape, a proposed transport hub in the old centre with 
Jakupa Architects and Urban Designers, and Cape Winelands Municipality. (2013). 

• Bakkerskloof, house dated from 1792, Somerset West, W Cape, an assessment of 
development works adjacent to an historic building with Herman Heunis Family Trust and 
Heritage Architects. (2013). 

 

Alternative Energy 

• Scoping Study for Wind Turbines and Wind Measuring Masts in a number of sites around the 
N and W Cape with D J Environmental Consultants. (2010). 

• Wind Measuring Masts in Vredendal, Worcester, and De Aar with D J Environmental 
Consultants. (2010). 

• Wind Farms, Photovoltaic installations and Concentrating Solar Power Installations in six 
centres in the Western and the Northern Cape, (De Aar, Vredendal, Worcester, 
Bitterfontein/Namaqualand, Springbok, Copperton/Prieska) with D J Environmental 
Consultants. (2010). 

• Photovoltaic Installation in Vredendal, W Cape with D J Environmental Consultants. (2010). 

• Wind Farm near Koekenaap, W Cape with Aurecon Group. (2011). 

• Wind Farm at Copperton, N Cape with Aurecon Group. (2011). 

• Matzikamma Solar Park, Vredendal, W Cape with D J Environmental Consultants. (2011). 

• Visual Scoping Study, Photovoltaic Installation, Aggeneys, N Cape with D J Environmental 
Consultants. (2011). 

• Two Wind Farms, Eastern Plateau, De Aar, N Cape with Aurecon Group. (2012). 

• Three Photovoltaic Installations, at Paarde Valley, Badenhorst Dam Farm, Annex du Plessis 
Farm, at De Aar, N Cape with Aurecon Group. (2011). 

• Photo-voltaic installation, Hoekplaas Farm, Copperton, N Cape with Aurecon Group. (2012). 

• Photo-voltaic installation, Klipgats Pan Farm, Copperton, N Cape with Aurecon Group. 
(2012). 

• Photo-voltaic installation, Struisbult Farm, Copperton, N Cape with Aurecon Group. (2012). 

• Wind Farm at Gouda, W Cape with Aurecon Group. (2011). 

• Photo-voltaic installation, Stella, NW Province with Savannah Environmental (Pty) Ltd. 
(2013). 

• Photo-voltaic installation, Wolmaransstad, NW Province with Savannah Environmental (Pty) 
Ltd. (2013). 

• Photo-voltaic installation, Boshof, Free State, with Savannah Environmental (Pty) Ltd. (2013). 

• Photo-voltaic installation, Hibernia, NW Province, with Savannah Environmental (Pty) Ltd. 
(2013). 

• Photo-voltaic installation, Boundary, Kimberley, Free State, with Savannah Environmental 
(Pty) Ltd. (2013). 

• Photo-voltaic installation, Blackwood, Kimberley, Free State, with Savannah Environmental 
(Pty) Ltd. (2013). 

• Wind Farm at Springbok, N Cape with Holland Environmental. (2015/17). 

• Vredefort, Solar Farm, Touws River, SESCC. (2015). 
 

Mining 

• Palmiet Quarry Extension, Grabouw, W Cape with Site Plan Consulting, Strand, W Cape. 
(2011). 

• Abandoned open cast coal mines for British Coal Opencast, at Knockshinnoch Nature 
Reserve, Ayrshire, Scotland, and other locations, for recreational uses. (1998) 

• Elandsfontein Minerals and Mining, Hopefield W Cape with Braaf Environmental 
Practitioners. (2013-14). 
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Landscape Planning 

• Assessment of Durbanville Inner Valley, comprising six wine estates, and their tourism related 
developments, residential sites and varying agricultural sectors, analysing potential visual 
impact from proposed development with Alwyn Laubscher and Associates, Cape Town. (2016) 

 

 
Karen Hansen has no business, financial, personal or other interest other than fair remuneration 
for work performed in connection with these studies and there are no circumstances that may 
compromise her objectivity in pursuing and serving the interests of the public. 

 
 
Contact Details 
Karen Hansen CMLI 
Physical Address: 4 Colombard Avenue, die Wingerd, Somerset West, 7130. Postal Address: 
Postnet Suite 15, P Bag 15, Somerset West 7129. Cell 0728 408 900 E: hansentk@cybersmart.co.za  
w: www.visual-la.co.za 
 
Other Information 
BEE Certification: Certified by Empowerdex, Level 4, Exempt Micro Enterprise.  
PAIA Manual available 
Software: Global Mapper Terrain Analysis; Adobe Photoshop, CAD, all Microsoft programs 
VAT nr:  4100261926 
 
Banking: Capitec Bank, savings a/c; bank code: 470010; bank a/c: 1305323260, a/c name: KHLA.      
 
March 2019 
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