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1. INTRODUCTION 
 

This report relates to the establishment of a retirement village (Evergreen Lake Michelle 
Retirement Village) and its ancillary uses, together with habitat creation and rehabilitation, on 
Remainder Erf 3823, Noordhoek (Lake Michelle Phase 8). 
 
Since the 1970’s, the developers of the residential marina Lake Michelle (or The Lakes as 
previously known) have had an ongoing number of interactions with various transitional 
structures of local and provincial government. These have led to a series of development and 
land use related approvals stretching over a period of nearly 40 years. 
 
The residential marina was approved on a phased basis. The last remaining phase of the 
development, i.e. Phase 8 or Remainder of Erf 3823, Noordhoek (on occasion referred to as 
Phases 8 and 9 in previous literature and applications) remains largely undeveloped. 
 
The new owner of Remainder Erf 3823, being Evergreen Property Investments (Pty) Ltd, has 
undertaken a planning and environmental assessment process to determine whether 
Phase 8 provides viable and sustainable development opportunities in the context of the 
existing marina development and whether the impact of such development would be 
acceptable, maximising positive impacts and minimising negative impacts. 
 
An experienced, multi-disciplinary project team has been appointed to facilitate the required 
investigations. The project team consists of the following: 
 
 Owner / Developer / Applicant -   Evergreen Property Investments (Pty) Ltd 
 Town Planning Application -   Planning Partners 
 Land Surveying -   David Hellig & Abrahamse 
 Conveyancing -   Smith Tabata Buchanan Boyes 
 Civil Engineering -   ICON Consulting Engineers 
 Electrical Engineering -   De Villiers & Moore 
 Transport Impact Assessment -   ITS Engineers 
 Environmental Impact Assessment -   Doug Jeffrey Environmental Consultants 
 Geohydrological Assessment -   GEOSS 
 Geotechnical Investigation -   R.A. Bradshaw & Associates 
 Waste Management -   JG Afrika 
 Soil and Groundwater Assessment -   IBIS Contamination Risk Management 
 Gas Monitoring -   DDA Environmental Engineers 
 Flora Assessment -   3Foxes Biodiversity Solutions 
 Aquatic Ecological Assessment -   BlueScience 
 Amphibian Assessment -   Sungazer Faunal Surveys 
 Mammal and Reptile Assessment -   Sungazer Faunal Surveys 
 Avian Assessment -   Avisense Consulting 
 Visual Assessment -   Karen Hansen Landscape Architect & Visual 

     Impact Assessments 
 Heritage Assessment -   Cindy Postlethwayt 
 Socio-Economic Assessment -   Tony Barbour Environmental Consulting and 

     Research 
 Landscape Architecture -   Planning Partners 
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2. THE SITE 
 
2.1 Locality and Context 

 
Lake Michelle, an artificially deepened lake, is a residential marina situated in Noordhoek 
(refer to Figures 1 and 2 below). The development has an eco-estate and waterfront 
character owing to its clustered layout within the created and modified wetland landscape. 
 
Phase 8 lies between the already developed phases of Lake Michelle (i.e. Phases 1 – 7) to 
the southwest and Noordhoek Main Road to the northeast. The Papkuilsvlei wetland is 
situated to the west of the site and further wetland areas occur to the southeast. 
 
Noordhoek Main Road (Minor Arterial Class 3) provides convenient access to the 
surrounding area with special mention of the Sun Valley Mall and Long Beach Mall area to 
the southeast of Lake Michelle. Regional connectivity is provided via Ou Kaapse Weg (Major 
Arterial Class 2), Chapmans Peak Drive (Minor Arterial Class 3), Glencairn Drive (Major 
Arterial Class 2) and Kommetjie Road (Minor Arterial Class 3). 
 

2.2 Cadastral Information, Extent and Ownership 
 
The cadastral configuration of Remainder Erf 3823 Noordhoek, as well as the surrounding 
properties, is shown in Figure 3 below. A copy of the property diagram and Surveyor-
General noting sheets are included as Annexure A. Table 1 below contains a summary of 
the property details for Rem. Erf 3823. 
 
Table 1: Phase 8 - Property Details 
 

Property Registered Owner Extent 
(ha) Title Deed  S.G. 

Diagram 
Remainder Erf 3823, 
Noordhoek 

Evergreen Property 
Investments (Pty) Ltd 19.2433 T19104/2018 1338/2005 

 
The existing services and right-of-way servitudes are to remain. 
 
A copy of the title deed is included as Annexure B. The property was purchased from Great 
Lake Development Company (Pty) Ltd during 2014. There are no conditions of title that need 
removal (please refer to Annexure C for the conveyancer’s certificate). 
 

2.3 Existing Zoning 
 
On 14 December 1987 and 9 November 1988 respectively, the ‘Administrator’ approved the 
need and desirability and rezoned the entire extent, including Phase 8, of the Lake Michelle 
property from “Amenity Zone” to “Subdivisional Area” for the purpose of establishing a 
marina township. 
 
Several land use approvals were issued that included Phase 8. However, as the 
development of Phase 8 did not commence as per its initial approvals, the rezoning and 
subdivision insofar as it relates to Phase 8 lapsed. The City of Cape Town amended its 
zoning map accordingly and the zoning of Remainder Erf 3823 is shown as “Limited Use 
Zone (LU)” the equivalent of its previous zoning of “Utility Zone”, i.e. the zoning prior to the 
initial rezoning approval. 
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In terms of the City of Cape Town Development Management Scheme (DMS), the following 
uses are permitted for land zoned Limited Use Zone: 
 
 Primary uses – limited to lawful uses existing at the commencement date 
 Consent uses – none 
 
The DMS states the following regarding Limited Use zoning “…LU zoning is a transitional 
mechanism to deal with land that was zoned as undetermined in previous zoning schemes. 
Existing lawful uses may continue, but no other uses are permitted. The aim is to 
progressively phase this zoning out and so no property should be rezoned to this zoning. Any 
development that requires additional use rights beyond the existing limited use shall require 
rezoning from LU to another more appropriate zoning.” (emphasis added) 
 
No new building or structure and no change of an existing use or alteration of the external 
structure of an existing building or structure is permitted within a Limited Use Zone. However, 
it is clear from the above that it is the City’s intention to phase this zoning out and to replace 
the zoning of affected properties with more appropriate zoning where required, contingent of 
applications being submitted for this purpose. 
 
The property would therefore need to be rezoned to an appropriate zoning to complete the 
marina township as envisaged. 
 
The existing residential properties within the Lake Michelle development are zoned Single 
Residential Zone 1 and General Residential Zone 1 (refer to Figure 4 below). 
 
The residential properties located to the northeast (Crofter’s Valley) are zoned Rural Zone 
and properties directly to the east and southeast, some of which vest with the City of Cape 
Town and the Provincial Housing Development Board, are zoned Single Residential Zone 1. 
 
The property to the west and northwest, associated with the Papkuilsvlei wetland and a 
capped municipal solid waste site, is in public ownership (City of Cape Town) and is zoned 
Limited Use Zone. 
 

2.4 Existing Land Use 
 
The Lake Michelle development is an artificially deepened lake (formerly a seasonal saltpan) 
which accommodates a residential marina / waterfront development. 
 
Rem. Erf 3823 currently accommodates existing access infrastructure (i.e. the western and 
eastern gatehouses and access roads), estate offices and maintenance facilities, civil 
services lines, gravel tracks, footpaths and stormwater drainage channels (refer to Figure 5 
below). The central portion of the property contains a wetland. 
 
In addition to the abovementioned facilities, approval has been issued by the City of Cape 
Town for a clubhouse and related facilities, including a swimming pool, tennis court, bowling 
areas and parking for the residents of Lake Michelle on Rem. Erf 3823. These facilities were 
to be located between the north-western main entrance road and the property boundary, but 
have not yet been constructed. This location corresponds with the location of a capped 
municipal solid waste site. 
 
Further, a parking area was approved by the City of Cape Town on Rem. Erf 3823 adjacent 
to the north-western main entrance road. This parking area facilitates access to water 
storage tanks and the wetland area. This location also corresponds with the location of the 
capped municipal solid waste site. 
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Remnants of trenches dug to create permanent water bodies as part of Phase 8 of the 
residential marina are still present. The north-western and eastern sections of Erf 3823 have 
been subject to fill and as noted above a capped municipal solid waste site is partially 
located in the north-western portion of the property. 
 
The Noordhoek saltpan is indicated to have produced good quality salt in the 1800s and first 
half of the 1900s. The seasonal saltpan was excavated for salt in the first half of the 20th 
century, but started to retain water after 1960 due to discharge from the Fish Hoek sewage 
works (Davies & Gassner, 1999). The transformation of the saltpan to a shallow perennial 
lake was further facilitated by redirecting stormwater runoff from Sun Valley. Most 
significantly however, the pan was dredged to an approximate depth of 2m in 1974 in order 
to create a waterfront housing development. 
 
Historical aerial photography from 1934 to 2017 (see Plates 1 - 5 below) were consulted to 
indicate the change in the seasonal saltpan over time and subsequent development. Lake 
Michelle is now a regulated, permanent water body accommodating a residential marina. 
 
 

 
 
Plate 1: Aerial Photography – 1934 

 
 

‘Lake Michelle’ 
(saltpan) 

dune system 
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Plate 2: Aerial Photography - 1960 
 
 

 
 
Plate 3: Aerial Photography – 1977 

‘Lake Michelle’ 
(saltpan) 

Lake Michelle 
(excavations) 

Municipal solid 
waste site 
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Plate 4: Aerial Photography – 1996 
 
 

 
 
Plate 5: Aerial Photography – 2017 

Lake Michelle 
(residential marina) 

Lake Michelle 
(residential marina) 
 

Capped solid 
waste site 
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2.5 Surrounding Ownership 
  

Properties within the Lake Michelle development are privately owned and managed by a 
Home Owners Association (HOA), noting that Phase 8 is not a member of the HOA. It can be 
noted that Evergreen has developed 31 retirement homes within the existing Lake Michelle 
estate. 
 
The majority of properties located to the north and northeast of the site (Crofter’s Valley) are 
in private ownership with the properties further north also forming part of Noordhoek 
neighbourhoods (refer to Figure 6 below). 
 
Properties directly to the east and southeast vest with the City of Cape Town and the 
Provincial Housing Development Board respectively. Properties further to the east and 
southeast form part of Sun Valley, Sunnydale and Masiphumelele. 
 
Properties to the southwest vest with SANParks and the large, adjacent property to the west 
and northwest vests with the City of Cape Town. It can be noted that the Table Mountain 
National Park (TMNP) also manages some land that is not within its ownership (refer to 
Figure 7 below). 

 
3. HISTORY OF DEVELOPMENT APPROVALS AND RELATED ISSUES 

 
Given the extended nature of the history of this development and the number of different role 
players, this section attempts to summarise the development rights and related 
authorisations previously issued for the Lake Michelle development to develop Phase 8. 
 

3.1 Need and Desirability and Rezoning Approval (April 1986) 
 
 Approved 22 April 1986 by the Western Cape Regional Services Council (WCRSC) 

Works Committee (Annexure D). 
 

 Report made provision for the acquisition of a portion of Farm 933 from Council 
(includes a portion of the capped municipal dump site). 

 
 Recommendations: 

 
- The development plan to be accepted as a framework for submission of the detailed 

township plan; 
- The land be incorporated into the local municipal area; 
- 23 hectares of a portion of Farm 933 be sold to the applicant. 
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3.2 Development Plan Approval (September 1989) 
 

 Approved September 1989 by the WCRSC (Annexure E). 
 

 Report refers to the zoning of the entire extent of the property concerned (i.e. 94,2 ha of 
Farm 949 and 23 ha of Portion of Farm 933) from “Amenity Zone” to “Subdivisional Area” 
as approved by the Administrator on 14 December 1987 and 9 November 1988 
respectively, for the purpose of establishing a marina township. 

 
 Phase 8 is indicated as containing 140 residential units. 

 
 Pertinent conditions of approval: 
 

- Portion of Farm 933 be acquired by the developer (portion of Phase 8); 
- The development be considered a private development with a HOA Constitution. 

 
3.3 Subdivision Approval: Phases 1 – 7 (December 1989) 

 
 Approved December 1989 by the WCRSC (Annexure F). 
 
 Approval relates to Phases 1 – 7 and detailed Phase 1 design. 

 
3.4 Rezoning Approval (December 1995) 

 
 Approved in December 1995 by the Fish Hoek / Kommetjie / Noordhoek Transitional 

Metropolitan Structure (Annexure G). 
 
3.5 Phase 8 Development Plan Approval (March 1998) 

 
 Approved in March 1998 by the South Peninsula Municipality (SPM) (Annexure H). 

 
 Phase 8 is indicated as containing inter alia 84 single residential erven and 56 group 

housing units (i.e. 140 residential units). 
 

 Pertinent conditions of approval: 
  

- A “link road between Phases 8 and 9” to be constructed (i.e. link between 
Northshore Drive and Lakeshore Drive); 

- Access detail onto Noordhoek Main Road. 
 
3.6 Environmental Issues: Report to Council (August 1998) 

 
 Report to SPM dated 27 August 1998 highlighting “areas of concern” (Annexure I). 

 
 Report notes that erven are zoned Subdivisional Area for Single Residential, Special 

Residential, Private Open Space, Private Road and Public Utility (maintenance depot). 
 

 Council resolved in September 1998 that the concerns be addressed when considering 
subdivision (see subsection 3.7 below). 
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3.7 Subdivision Approval and Amendment to Development Plan Condition 
(December 1999) 
 
 Approved by SPM in December 1999 (refer to Annexure J and Figure 8 below). 

 
 Approval attached to accompanying plans for Phases 4 - 8 and the “Phasing Layout”. 

 
 Phase 8 is indicated as containing inter alia 84 single residential erven and 56 group 

housing units (i.e. 140 residential units in total described as Special Residential). 
 

 Special environmental conditions included in recommendations in terms of 
subsection 3.6 above include: 

 
- An Environmental Management Plan; 
- An Environmental Site Officer; 
- A Landscaping Master Plan must be approved prior to earthworks in regard to 

stormwater, reed borders and planting of open space, design of lake depths and 
shorelines; 

- A written commitment is made by the developer in respect of the outflow position. 
 
3.8 Letter from Department of Environmental & Cultural Affairs & Sport (May 2001) 

 
Acting in accordance with conditions of approval, an Environmental Management Plan (EMP) 
was submitted to the then South Peninsula Administration and duly approved in April 2001. 
Once bush clearing operations had commenced on site in accordance with the EMP, a 
species of wetland plant (Sarcocornia nataliensis) was discovered on portions of the Phase 8 
development area, which had not been identified in the previous botanical studies. 
 
 Letter issued by the Department of Environmental & Cultural Affairs & Sport (DECAS) in 

May 2001 (Annexure K). 
 

 Letter includes the following pertinent statements: 
 

- “It has come to the attention of this Department that new information has indicated 
that the proposed Lakes residential development (Phase 8)…may result in 
significant environmental impacts.” 
 

- “It is therefore urged that the development be placed on hold until such time as the 
necessary environmental investigation have taken place.” (emphasis added) 

 
The current planning and environmental assessment process should be regarded as the 
continuation of the “necessary environmental investigation” by the new owner of the property.  
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3.9 Record of Decision for Change of Land Use: Phases 4 – 7 (December 2002) 
 
 The Department of Environmental Affairs & Development Planning (DEA&DP) granted a 

Record of Decision (RoD) in December 2002 relating to Phases 4 - 7 (Annexure L). 
 

 Pertinent conditions include: 
 

- “13.1 The sensitive salt marsh area (Phase 8) that does not form part of the 
 development approved in this RoD, must be protected from excessive water 
 and nutrient supply, further encroachment by Typha and disturbance by 
 humans and their pets.” (emphasis added) 

 
Please note that the above makes specific note of the saltmarsh area within Phase 8 
(i.e. the area where the Sarcocornia nataliensis was found) and that the conditions place 
an obligation on the development being approved, i.e. Phases 4 - 7,  not to lead to 
excessive water and nutrient supply, further encroachment by Typha and disturbance by 
humans and their pets. 
 

 The following three recommendations are also noteworthy: 
 

- The local authority should work closely with all parties in discharging effluent / 
stormwater into Lake Michelle in order to ensure that no pollution of the lake occurs 
from an external source. This, combined with ongoing water quality management by 
the developer and the HOA, will ensure that an acceptable level of water quality can 
be maintained in Lake Michelle. 

 
- A comprehensive water quality monitoring programme should be implemented as 

soon as possible. It is essential that an agreement between the developer and local 
authority be reached relating to the mutual responsibilities for monitoring the quality 
of the water flowing into the lake, as well as the water in the lake itself. 

 
3.10 Amendment of Record of Decision: Phases 4 – 7 (October 2003) 

 
 The DEA&DP issued an amended RoD in October 2003 (Annexure M). 

 
 The following additional condition was imposed: 

 
- “The proposed development must make provision for two stormwater outlets, the 

existing outlet towards Papkuilsvlei and a second outlet towards Wildevoelvlei (as 
indicated on the concept plan dated August 2003).” 

 
3.11 Amendment of Conditions of Approval and Amendment of Approved Subdivision: 

Phases 4 – 7 (March 2004) 
 
 Approved by City of Cape Town in March 2004 (Annexure N). 

 
3.12 Application for the Extension of Subdivision Approval pertaining to Phase 8 

 
 Letter from City of Cape Town dated 25 October 2004. 

 
 Pertinent statements include: 

 
- “The decision on whether to conserve the area in part or as a whole can only be 

taken following a comparative study aimed at establishing whether there are 
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comparable and equally as intact salt marsh communities within the Noordhoek 
wetlands area…” 

 
- “Should the investigation reveal that the Phase 8 salt marsh is the most 

conservation-worthy, it will be necessary to establish who would be responsible for 
making the decision as to whether to conserve the area or not and if so the 
management options and their implications will require evaluation at a more detailed 
level.” (emphasis added) 

 
The current planning and environmental assessment process should be regarded as the 
investigation by the new owner to determine “whether to conserve the area in part or as a 
whole”, i.e. does the property provide development opportunities in the context of the existing 
marina development and the presence of “salt marsh communities” on the site and would the 
impact of such development be acceptable, maximising positive impacts and minimising 
negative impacts. 

 
3.13 Extension of Subdivision Approval for a part of Phase 8 (November 2004) 

 
 Approval granted by City of Cape Town in November 2004 for an extension of part of the 

subdivision approval for Phase 8 (Phase 8A only, as indicated on Plan LUM/76/3623-A 
attached as part of Annexure O). 

 
3.14 Conclusion 
 

The entire extent of the Lake Michelle development was zoned for the purpose of 
establishing a marina township. The approval for Phase 8 contained a total of 140 residential 
units, which included group housing. 
 
As for Phases 1 – 7 of Lake Michelle, the development of these phases proceeded and 
relevant approvals have been enacted upon / confirmed. 
 
As the development of Phase 8 did not commence as per its initial approvals, we have been 
advised that the land use approvals for Phase 8 have lapsed. The City of Cape Town has 
amended its zoning map accordingly and is indicating the zoning of Remainder Erf 3823 as 
“Limited Use Zone (LU)” as an equivalent of its previous zoning of “Utility Zone”, i.e. the 
zoning prior to the initial rezoning approval. 
 
At the time, the development of Phase 8 was interrupted by the discovery of a species of 
wetland plant (Sarcocornia nataliensis) or also described as “salt marsh communities”. 
 
The current planning and environmental assessment process should be regarded as the 
continuation of the “necessary environmental investigation” by the new owner of the property 
to determine “whether to conserve the area in part or as a whole”, i.e. does the property 
provide development opportunities in the context of the existing marina development and the 
presence of “salt marsh communities” on the site and would the impact of such development 
be acceptable, maximising positive impacts and minimising negative impacts. 
 
To proceed with the development of Remainder Erf 3823 to include residential uses and 
associated access roads as the last remaining phase of Lake Michelle, relevant applications 
for land use approvals (e.g. rezoning) would need to be submitted to the City of Cape Town 
and applications for environmental authorisation would need to the submitted to relevant 
provincial and national government departments for their approval. 
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4. OVERVIEW OF BIOPHYSICAL CHARACTERISTICS 
 

4.1 Topography 
 

The broader area consists of a low-lying flat valley floor and floodplain that is surrounded by 
mountains of the Cape Peninsula (refer to Figure 1 above). The Noordhoek saltpan is 
thought to be a remnant tidal lagoon that formed behind low mobile dunes along the beach. 
These dunes have now almost completely disappeared/shifted. The hollow pan that formed 
behind the dunes widened and deepened by wind action on the poorly vegetated surface in 
the dry summer months (Belcher, T., Grobler, D., Barrow, S. BlueScience, March 2017). 
 
The Lake Michelle development is an artificially deepened lake. Remnants of trenches dug to 
create permanent water bodies as part of the residential marina are still present on Rem. 
Erf 3823 (refer to Figure 5 above). The north-western and eastern sections of Erf 3823 have 
been subject to fill. 
 

4.2 Geology and Soils 
 

The geology of the area is broadly described as being Quaternary quartz sand of the 
Springfontein Formation with Quaternary calcareous coastal dune sand of the Witzand 
Formation and quartzitic sandstone, grit and conglomerate of the Table Mountain Group. 
Within the valley floor the underlying geology consists largely of deep (up to 95m) recent 
sediments overlying weathered Cape Granite. The surrounding mountains consist mainly of 
quartzitic sandstone with siltstone, shale and conglomerate beds of the Peninsula Formation, 
Table Mountain Group (Belcher, T., Grobler, D., Barrow, S. BlueScience, March 2017). 
 
The primary substrate in the floodplain thus comprises of deep quartzitic sands that is 
indicated to have been windblown through the Fish Hoek Gap (Heinecken, 1985). The sand 
and shell deposits within the saltpan however indicate that the pan itself represents the 
remains of an earlier tidal lagoon. 

 
4.3 Hydrology and Geohydrology 

 
The Lake Michelle development is an artificially deepened lake. Lake Michelle is now a 
regulated, permanent water body accommodating a residential marina. The existing Lake 
Michelle development has a number of inland water features that are controlled by means of 
a weir system at the south-western corner of Phase 8. The top water level of the weir is 
4.7m, which has been confirmed by the Lake Michelle HOA. There is no flood line effect on 
the development, as long as the housing units and clubhouse are situated high enough 
above the 4.7m contour level (refer to Annexure P). 
 
Most of the surrounding area to the north, east and south comprises of urban areas. The 
wetland areas in the Noordhoek Valley floor receive the stormwater runoff from these 
urbanised areas. The Wildevoëlvlei Wastewater Treatment Works (WWTW) discharges into 
the Wildevoëlvlei downstream and to the southwest of the site (Belcher, T., Grobler, D., 
Barrow, S. BlueScience, March 2017). 
 
Increased development of the surrounding area has altered the surface water runoff to the 
wetlands. This has increased the surface water runoff entering the wetland area, particularly 
during the drier summer months when much of the wetland area would have been relatively 
dry. Some artificial channels have been excavated within the larger wetland area altering the 
flow through the wetland, draining some areas and resulting in other areas being more 
permanently wet (Belcher, T., Grobler, D., Barrow, S. BlueScience, March 2017). 
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In addition, the water level in the large excavations that have been undertaken for the Lake 
Michelle development are managed to ensure that this area is permanently inundated 
(Belcher, T., Grobler, D., Barrow, S. BlueScience, March 2017). 
 
A geohydrological assessment and conceptualisation of the Lake Michelle wetland area 
(Mulder, D. GEOSS, September 2017) was carried out to conceptualise the role of 
groundwater in the wetland area, as it has been noted that the salinity of the area has been 
decreasing over the years. This could be directly related to the water inflows into the wetland 
area. 
 
The field work included the installation of piezometers where water samples were collected. 
This was done to determine wetland characteristics, water chemistry and the general 
groundwater flow direction. The piezometers were augured so as to determine the hydraulic 
gradient of the local groundwater system. It is believed that the general groundwater flow 
correlates with the topography of the area. The groundwater from the piezometer at a higher 
elevation was noted to be of better quality (lower salinity) than that of piezometers installed at 
a lower elevation. This is an indication that groundwater is contributing to the wetland area. 
 
Groundwater is not the only water that is flowing into the wetland area, as there are 
stormwater culverts directing surface water straight into the wetland, which are contributing 
to the decrease in salinity. 

 
4.4 Geotechnics 

 
A geotechnical investigation (Bradshaw, R.A. R.A. Bradshaw & Associates, April 2018) was 
carried out to provide preliminary geotechnical information for the civil and structural designs. 
A series of trial pits were excavated with a digger/loader. Dynamic cone penetration (DCP) 
testing was undertaken in and next to every trial pit and at independent locations. The in-situ 
soils indicate that the ground conditions at the site are poor and will require engineered fill. 
 
Several foundation layouts can be considered for the construction of the houses, but either 
removal of the entire fill below the houses in the filled areas, backfilling of the excavation with 
approved compacted material and construction of shallow reinforced strip footings or 
construction of a raft on compacted fill is considered appropriate options for the filled areas. 

 
4.5 Water Quality 
 

Modification to the runoff characteristic to the wetland area will also have altered the natural 
physicochemical characteristic of the wetland area. Previous water quality data for the 
wetland collected in 1983 indicated that the wetland at that time had the following 
characteristics: the pH was neutral to alkaline; salinities varied substantially according to 
seasons but are increasingly becoming fresher; nutrient levels are increasing. This is largely 
as a result of increasing stormwater discharge to the wetland area. Treated wastewater is 
also being discharged into Wildevoëlvlei (Belcher, T., Grobler, D., Barrow, S. BlueScience, 
March 2017). 

 
4.6 Flora 

 
A botanical assessment for the site was undertaken by Coastec in 2014 (Low, A.B. Coastec, 
August 2014). Plant communities identified on the site during 2014 comprise of inter alia the 
following: 
 
 A dryland dune thicket (kunibush Searsia glauca, dune taaibos S. laevigata, bietou 

Osteospermum moniferum; sand gonnabos Passerina corymbosa, kooigoed 
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Helichrysum patulum, pelargoniums Pelargonium capitatum and sour fig Carpobrotus 
edulis); 
 

 Wetland fringe (sharp-tipped rush Juncus kraussii, dune-slack sedge Ficinia nodosa, 
Senecio halimfolius, buffalo grass Stenotaphrum secundatum and arum lilies 
Zantedeschia aethiopica); 

 
 Reedbed (common reeds Phragmites australis and bulrushes Typha capensis); 

 
 Deepwater fringe (cylindrical sedge Schoenplectus scirpoides); 

 
 Pan (saltmarsh sedge Bolboschoenus maritimus; Sweet Cyperus longus var. tenuiflorus 

and Water Parsnip Berula thunbergii). 
 
None of the above-mentioned communities were considered to be unique to the Lake 
Michelle wetland. However, a remnant saltmarsh habitat containing the succulent halophyte 
Sarcocornia natalensis was also identified within the centre of the site. 
 
A trend was noted that the pan and open water habitat within the site were being replaced by 
reedbed. Much of the deeper water and more permanently wet areas on Rem. Erf 3823 are 
dominated by bulrushes (Typha capensis) and to a lesser extent with reeds (Phragmites 
australis). Invasive alien vegetation such as Port Jackson willows (Acacia saligna), rooikrans 
(Acacia cyclops) and Brazilian pepper trees (Schinus terebinthifolius) occur largely within the 
drier portions of the site. Kikuyu grass (Penesetum clandestinum) has invaded large portions 
of the land surrounding the wetland areas. 
 
A major loss (52%) of pan and open water habitat has been noted between 2002 and 2013 
(refer to Diagram 1 below) which may have been driven by increased quantities of water 
entering the site. There is also a likely decrease in salinity. A model for habitat change 
suggests that with time the pan and open water habitats will disappear leading to a major 
reduction in both habitat and species presence. The report concludes that without any 
functional management interventions, decline in pan habitat will proceed unchecked and a 
key wetland habitat is likely to be lost. Indications are that the preservation of the saltmarsh 
indefinitely will require significant intervention at present and continued management 
thereafter. 

 

 
 
Diagram 1: Mapped pan and open water communities for 2002 (left) and 2013 (source: 

Low, A.B. Coastec, August 2014) 
 
During 2017 it was found that the remnant saline wetland in the central position of the site is 
in a largely natural to moderately modified ecological condition, however the extent of the 
wetland has been reduced from about 10ha within the site to its current extent of 2ha. This 
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loss of saline wetland area has largely been replaced by reedbed wetland and permanent 
open water, wetlands that are in a largely modified ecological state. The wetland associated 
with the stormwater channels is artificial and is in a seriously modified ecological state 
(Belcher, T., Grobler, D., Barrow, S. BlueScience, March 2017). 
 
An aquatic ecological assessment (Belcher, T., Grobler, D., Barrow, S. BlueScience, 
September 2020) demarcated and characterised the following wetland areas (Diagram 2 
below): 
 
 Seasonal depression dominated by the rush Juncus kraussii (Wetland A); 

 
 Reedbed depression that is dominated by Phragmites reeds and Typha bulrushes 

(Wetland B); 
 

 Permanent open water with marginal Schoenoplectus maritimus sedges (Wetland C); 
 

 Stormwater channel dominated by Typha bulrushes (Wetland D); and 
 

 Saltmarsh depressions dominated by Sarcocornia natalensis (Wetland E, Wetland F and 
Wetland G). 

A small dam occurs in the northern part of the wetland that was excavated more than 
30 years ago and appears to be linked to groundwater rather than surface water. 
 

 
 

Diagram 2: Aerial photograph with the mapped wetland features at the site (source: 
 Belcher, T., Grobler, D., Barrow, S. BlueScience, September 2020) 

Wetland A 

Wetland G Wetland E 

Wetland B 

Wetland F 

Wetland D 

Wetland C 
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The remnant saline wetlands (Wetlands E, F and G) are in a largely natural to moderately 
modified ecological condition, however the extent of the wetland areas (and in particular 
Wetland G) has been reduced from about 10ha within the site to its current extent of 2,6 ha. 
This loss of wetland area has largely been replaced by reedbed wetland (Wetland B) and 
permanent open water (Wetland C), wetlands that are in a largely modified ecological state. 
The seasonal depression (Wetland A) is a remnant of the marginal wetland area that would 
previously have surrounded the salt marsh area and is in a moderately modified ecological 
condition. The wetland associated with the stormwater channel (Wetland D) is artificial and is 
considered to be in a seriously modified ecological state. 
 
The wetland area as a whole provides habitat of endangered biota (Western Leopard Toad) 
and comprises a relatively unique habitat. The seasonal and saltmarsh wetlands are 
specifically sensitive to flow and water quality changes. The wetland areas are considered of 
moderate to high ecological importance. 
 
Wetland areas B (reedbed) and C (open water) provide the most goods and services in 
terms of flow and water quality mitigation due their size, however Wetland A (seasonal) and 
Wetlands E, F and G (saline wetlands) are more important in terms of maintenance of 
biodiversity. The ability of these wetlands has however been significantly reduced as a result 
of the reduced extent of the wetlands. Wetland D (stormwater channel) provides little in 
terms of goods and services. 
 
From the previous assessments of the wetland features within the site there is agreement 
that the saltmarsh wetland areas in the site are considered of a high ecological importance. It 
has been recommended that these saltmarsh wetland areas be conserved with ongoing 
interventions to mitigate stormwater impacts on the wetlands. Recent assessments of the 
wetland area have confirmed that the saline pan wetland habitats are still present within the 
wider reedbed area and are still important to maintain. 
 
It is agreed that the only value that the reedbed wetland area within the site currently 
provides, is to buffer the saltmarsh area from the surrounding impacts. However, it also 
provides a significant barrier for the movement of biota. The dense growth of specifically the 
Typha bulrush reedbed is largely a response to the additional stormwater entering the site.  
 
Thus, to prevent bulrush from dominating any future wetland area retained or created within 
the site, stormwater entering the site would need to be managed. Removal of the bulrush 
and rehabilitating this area through shaping and replanting the area with suitable seasonal 
wetland vegetation could provide opportunity for the area to provide improved habitat for 
biota. 

 
4.7 Fauna 

 
The larger Lake Michelle wetland area is considered to be a significant breeding site for the 
endangered Western Leopard Toad (Sclerophyrys pantherinus). The dense Typha and 
Phragmites reedbed have however rendered most of the wetland area within the site as 
inaccessible to the toad. 
 
Other amphibian species occurring at the site are inter alia Clicking stream frog 
(Strongylopus grayii), African clawed frog (Xenopus laevis), sand rain frogs (Breviceps rosei), 
Cape sand frogs (Tomopterna delalandii) and Rattling frog (Semnodactylus wealii). Painted 
reed frog (Hyperolius marmoratus) also occur at the site and thrive in the reed dominated 
habitat tending to become invasive in this urbanised wetland habitat. The aforementioned 
species are all of least concern or are not threatened. 
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The wetlands also provide habitat for avifauna such as Cape weavers (Ploceus capensis) 
and red bishops (Euplectes orix) within the reedbed, white moorhen (Gallinula chloropus) 
and redknobbed coot (Fulica cristata) occur within the open water areas. Wetland fringe 
areas are frequented by Grey heron (Ardea cinerea), water dikkop (Burhinus vermiculatus) 
and plovers (Vanellus spp.) (Belcher, T., Grobler, D., Barrow, S. BlueScience, March 2017). 
 
The encroaching reedbeds provide a significant barrier for the movement of biota. Without 
intervention the entire wetland area will become reedbed dominated that would over time 
only provide habitat for the Painted reed frog, an invasive frog species (Belcher, T., Grobler, 
D., Barrow, S. BlueScience, March 2017). 

 
5. THE PROPOSAL 
 
5.1 Planning Process & Principles 
  

Following on the recommendations from the DEA&DP and City of Cape Town respectively 
for the “necessary environmental investigation” and to determine “whether to conserve the 
area in part or as a whole”, the planning process consisted of an integrated approach 
involving a multi-disciplinary project team. The proposed development evolved from this 
integrated process as confirmatory studies and more detailed information became available. 
The proposed development concept has been through several iterations as the project 
evolved. 
 
An independent environmental practitioner, Doug Jeffery Environmental Consultants, has 
been appointed as lead consultant to undertake an environmental assessment of the site and 
proposals. Specialist consultants have been appointed to conduct assessments on inter alia 
flora, aquatic ecology (e.g. freshwater / wetlands), amphibians, mammals, reptiles, birds, 
geohydrology, visual, heritage, socio-economic, traffic/transport, civil services and 
architectural and landscaping considerations. 
 
A sensitivity analysis of the site revealed that spatial proposals would generally be informed 
by the position of existing development and disturbed areas, existence and position of 
remnant saltmarsh vegetation, wetland elements and functioning, fauna requirements, 
topographical features, as well as the position and availability of services. 
 
A philosophy of ‘design with nature’ has been adopted. The spatial proposals respond to 
opportunities and constraints. The proposed development components have generally been 
confined to the less sensitive portions of the site, or where this is not entirely possible, offsets 
via habitat creation and rehabilitation will be undertaken. 
 
Due to the nature of the site and its location relative to natural areas, broad planning and 
design principles have been identified to ensure that the development responds to and is 
integrated with its environment. The three pillars of sustainability, also referred to as the 
“triple bottom line”, being ecological integrity, human well-being and economic efficiency, are 
pursued. The broad planning and design principles include the following: 
 
A. Saltmarsh Vegetation / Botany 
 

The layout and siting of development components should be guided by the presence or 
absence of conservation-worthy vegetation communities. The remnant saltmarsh 
habitat containing the succulent halophyte Sarcocornia natalensis is of specific 
importance. Urban development should be confined to less sensitive portions of the 
site. 
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B. Ecological Connectivity & Corridors 
 

Considerable value could be added to specific habitat portions (which portions may 
have little value on their own) if they connect to other areas of ecological significance. 
The process of movement of biota is sustained whereby the long-term sustainability of 
ecosystems is promoted. 
 
In this regard, natural areas should be retained and connected, aiding their holistic 
management and enhancing their role in local conservation and open space provision. 
Note that links could be either terrestrial or aquatic, depending on the purpose of the 
habitat to be protected / rehabilitated / restored. 
 
Connectivity that individual wetlands possess with other natural areas in the landscape 
is also essential to protect and sustain flow (surface as well as subsurface) to wetlands 
so that its water table can be maintained and indirectly support biodiversity. 
 
Linkages to the north (Western Leopard Toad migration route), south (existing Lake 
Michelle waterways) and west (Papkuilsvlei wetland area) have a vital role to play in 
this regard (see Diagram 3 below). 
 
 

 
 
Diagram 3: Ecological Connectivity 
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C. Habitat Diversity 
 
Where portions of the site are to be rehabilitated / restored, variable habitats should be 
facilitated to ensure a higher degree of biodiversity and provide for the enhancement of 
remnant saltmarsh environment. 
 

D. Diversion of Stormwater 
  
 Stormwater should be diverted around the saltpan areas to prevent the loss of salinity 

and to ensure that natural systems are maintained over time and protected from 
external impacts. 

 
E. Functional Ecosystem 
  
 A functional ecosystem should be created that works in conjunction with surrounding 

natural areas and development. 
 
F. Visual Integrity 

 
A visual corridor should be maintained from Noordhoek Main Road across the wetland 
area towards the south. 
 
Proposed residential units and density should respond to adjacent and surrounding 
residential development. Strict architectural (e.g. built form, colour schemes, etc.) and 
landscape control (e.g. species list) should be exercised over the development. 
 

G. Future Environmental Management 
 

The construction phase as well as the operational phase should be managed to 
minimise potential negative impacts and ensure future management of natural and 
rehabilitated areas. 
 

H. Economic Viability 
 
Valuable properties, in sufficient quantities (i.e. creating economies of scale) should be 
provided in order to ensure the economic viability of the development, efficient 
utilisation of resources and services and the successful long-term management and 
rehabilitation of the property, noting that the establishment of a capable and enabled 
custodian is required to ensure the long-term survival and sustainability of this unique 
natural environment.  
 
Further, the proposed development should satisfy the requirements of the market 
place. A variety of residential types in appropriate densities should be offered in 
Noordhoek, to which this site may contribute. 
 

I. Integration 
 

Integration with the existing Lake Michelle development (e.g. architecture, open 
spaces) should be ensured and functional linkages to the broader environment be 
established.  
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J. Increased Amenity Value 
 

The amenity value that the site offers should be increased. This should include open 
spaces and proposed development components (e.g. boardwalks, bird hides). It is also 
anticipated that the proposals have both educational and research potential. 

 
The extent of development, number of residential units and density should be determined by 
contextual informants such as environmental sensitivity, carrying capacity of the environment 
and the provision of services, as well as desirability criteria highlighted in strategic planning 
policy. 
 
Dwelling units in environmentally sensitive areas should not be spread out evenly across the 
landscape (see Diagram 4 below) but should rather be clustered according to ecological 
design criteria that should reveal the most suitable areas for development according to a 
McHarg type sieve map analysis of natural and built attributes (see Diagram 5 below). 
 

 
 
Diagram 4:  Even spread of residential 
                     units across a site 
                     (not desirable) 
 

       
 
      Diagram 5:  Clustering of residential 
                          units on less sensitive 
                          portions (desirable) 

5.2 Development Concept 
  

The proposal for the site is a multifunctional residential (retirement / elderly housing) and 
conservation orientated development. The proposed development concept has been through 
several iterations as the project evolved and new information became available, i.e. updated 
site surveys, specialist studies and recommendations, liaison with authorities and public 
participation [refer to Figure 9 (Alternative 1), Figure 10 (Alternative 2 – the initial 
preferred alternative) and Figure 11 (Preferred Alternative) below]. The current 
development proposal, i.e. Figure 11: Preferred Alternative and Annexure T, incorporates 
the recommendations made by the various specialist studies and have considered comments 
received from authorities and interested and affected parties. 
 
The development consists of three main development nodes surrounding a central vlei or 
wetland area. The wetlands are designed to be seasonal and annual fluctuations in water 
levels are inherent to the design and anticipated functioning of these features. 
 
An informal layout is pursued (in lieu of a conventional township layout) which is guided by 
the site’s biophysical attributes and characteristics. 
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The spatial proposals respond to the opportunities and constraints offered by the site, with 
the proposed development components being confined to the less sensitive portions of the 
property. 
 
The proposal is aimed at: 
 
 Realising the development potential of this portion of the Lake Michelle development; 

 
 Responding to identified planning and design principles that correspond with the 

environmental sensitivity of the site within its broader context; 
 
 The protection, restoration and rehabilitation of the remnant saltmarsh environment and 

hence the succulent halophyte Sarcocornia natalensis; 
 

 Promoting the establishment of a diversity of habitats and diversification of eco-system 
services, while arresting the monoculture species encroachment that is a product of 
current urban runoff and stormwater discharge patterns into the wetland area; 
 

 Providing suitable open space areas and linkages, to serve both ecological and amenity 
functions that provide links to the broader open space network; 
 

 Broadening the residential options provided by Lake Michelle and the larger valley; 
 

 Establishing a high quality residential environment for the elderly / retired; 
 

 Establishing a development that promotes a compact and efficient urban environment 
that optimises resources and the utilisation of land, with due consideration to site 
characteristics and the natural environment; 
 

 Establishing valuable properties in sufficient quantities in order to ensure the economic 
viability of the development, the efficient utilisation of resources and services, socio-
economic benefits and the successful long-term management and rehabilitation of the 
property; 
 

 Creating employment opportunities in the short and long-term. 
 
5.3 Proposed Land Uses 
  
5.3.1 Residential 
  

Evergreen Retirement Lifestyle Villages offer people who are thinking of retiring and in 
retirement, the essential qualities of financial and physical security, along with socially 
active and involved lifestyle options. The brand promotes and delivers a carefree and 
socially active lifestyle in retirement. 
 
 A total of 110 single storey, semi-detached dwelling houses for retirement living is 
proposed. Two types of semi-detached dwelling units are provided as follows: 
 
Unit Type A: 56 units, single storey, 2-3 bedrooms, 149m² each 
Unit Type B: 54 units, single storey, 2-3 bedrooms, 147m² each 
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The siting of residential units has been guided by the presence or absence of conservation-
worthy vegetation communities and environments and viable linkages between natural 
elements, together with the provision of sufficient buffer zones around these environments. 
 
The retirement village will be developed as a Sectional Title Scheme and sold on a Life 
Right basis. A Life Right Scheme refers to a contract whereby a resident enjoys similar 
privileges as if the home was purchased by sectional or other title, except that the village 
owner or developer remains the sole owner of the property. Of key importance is the fact 
that the developer carries the responsibility of maintenance and upkeep of the village, as 
well as its management. 
 
When the Life Right terminates (through death or other circumstances), it reverts to the 
owner of the village who is then entitled to resell it. As the village is an asset and an 
investment for both Life Right Holder and developer, the developer will protect and maintain 
this asset to ensure solid investment appreciation and returns for both parties. Upon 
successful resale, the resident / late resident’s estate will receive the original purchase 
price along with a percentage of the net profit, which is determined and agreed at the time 
of purchase, less selling and refurbishment costs. 

 
5.3.2 Lifestyle Centre / Clubhouse 
  

Modern retirement villages typically provide a range of facilities and amenities to its 
residents. The proposal includes a lifestyle centre (clubhouse complex), which will provide a 
range of communal services and facilities. The lifestyle centre will therefore significantly 
contribute to the provision of quality services and amenities to the residents and their 
visitors. 
 
 The single storey lifestyle centre is located in a position that provides convenient access, 
not only to the residents of the retirement village, but also to the residents of the larger Lake 
Michelle development. Its location in the western portion of the site is in close proximity to 
the existing western access road of Lake Michelle (Northshore Drive) and the estate offices 
and maintenance centre. 
  
 Evergreen’s lifestyle centres typically include a reception area, administration, bistro / 
coffee bar / kitchen, dining room, lounge, games room, gym, pool, launderette, salon and 
ancillary uses. 

  
5.3.3 Open Space / Conservation Areas 
  
 An integrated open space system is provided. It is proposed to rehabilitate the open space 

system to provide for both habitat diversity and enhanced functioning. 
  
 The focus of the development will be the creation of an extensive consolidated saltmarsh 
conservation zone in the centre of the site. Due to historic excavation, reshaping of portions 
of the area will be required. The wetlands are designed to be seasonal and annual 
fluctuations in water levels are inherent to the design and anticipated functioning of these 
features. There would be a core wetland area of approximately 7ha with an additional 
approximate 4ha of buffer areas around the margin of the wetland. 
  
 Given known salinity levels, the saltpan areas would not be suitable for the breeding of the 
Western Leopard Toad (WLT), although these are known to breed in the lake area of the 
existing Lake Michelle development. Provision for the migration of the WLT has therefore 
been provided, inclusive of proposed north-south movement through / underneath 
Noordhoek Main Road / PMR 103 (note 4 north-south links, amphibian underpasses or 



 

Lake Michelle, Noordhoek: Phase 8 (Rem. Erf 3823)                                             Planning Partners                                                                         
Planning Background / Need & Desirability                                                                    October 2020 

31 

ecoducts, indicated on Figure 11 below). Diagram 6 below conceptually indicates the 
proposed ecoducts through Noordhoek Main Road. 
 

  
 

 

 
 
Diagram 6:  Proposed ecoducts through Noordhoek Main Road (conceptual) 

 
The saltmarsh has the potential to be restored in a manner that may support habitat for a 
large range of water birds, with a focus on waders that prefer shallow pans with seasonably 
inundation. Provision for buffer areas with differentiated planting would provide not only for 
the protection of the integrity of the saltmarsh conservation zone, but also create habitat for 
movement through the site and to breeding areas, as well as for foraging by amphibians, 
such as the WLT. 

  
 Besides the retention and augmentation of the remnant saltpan areas, linkages to the north 

(WLT migration route), south (existing Lake Michelle development) and west (Papkuilsvlei 
wetland area) have been provided. 

  
 The amenity value of the site is also increased by the provision of footpaths, boardwalks 

and bird hides through the open space system. 
  
5.3.4 Development Density 
  

A gross residential density of 5,7 units/ha and a nett residential density of 22 units/ha are 
achieved for Rem. Erf 3823. 
  
Although these densities may be regarded as relatively low, and 30 residential units less 
than originally approved by authorities, the extent of the proposed development area is a 
product of the natural characteristics of the site and its context. The siting of residential 
units has been guided by the presence or absence of conservation-worthy vegetation 
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communities and environments and viable linkages between natural elements, together 
with the provision of sufficient buffer zones around these environments. 
 
The addition of the 110 dwelling units nonetheless contributes to increasing the residential 
density of Lake Michelle, which is located within the urban edge (refer to section 9 below) 
which residential densification is promoted by the policies of the DEA&DP and City of Cape 
Town. This promotes a compact and efficient urban environment that optimises resources 
and the utilisation of developable land, with due consideration to sensitive environments. 

 
5.3.5 Access, Roads and NMT 
 

Access to the retirement village is provided from the existing western and eastern main 
access roads of Lake Michelle (i.e. Northshore Drive and Lakeshore Drive). 
  
 Internal circulation is provided by a main circular route around the rehabilitated saltpan and 
secondary access roads to pockets of residential units. Note that the main circular route 
follows the alignment of an existing raised gravel path along the northern boundary of the 
property with Noordhoek Main Road. This alignment therefore does not constitute an 
additional north-south barrier. This road also assists in deviating the stormwater entering 
the site from outside (the north) around the rehabilitated saltmarsh area. 
 
The internal roads will be surfaced and will be in accordance with the landscape theme of 
the development. The main internal road surfacing will be 6m wide and the minor roads will 
be 5,5m wide. 
  
 The road areas will have a typical cross-fall cross section with mountable edgings on the 
lower side to channel the stormwater runoff towards the stormwater outlets and channels. 
 
A non-motorised transport (NMT) lane is proposed along southern side of Noordhoek Main 
Road. Dedicated pedestrian links from the 2 access gates along Noordhoek Main Road 
have been included in a southern direction along Northshore Drive and Lakeshore Drive. 
The internal pedestrian network is therefore linked to the external NMT lane. 
 

6. ALTERNATIVES 
 

Alternatives have been considered as part of the planning and environmental impact 
assessment process. In this regard, it should be noted that “alternatives” should constitute 
feasible and reasonable proposals. 
 
The preservation of the saltmarsh wetlands indefinitely will require significant intervention at 
present and continued management thereafter. However, in order to facilitate the 
rehabilitation of the saltmarsh, habitat creation/diversification and long-term management, 
offsets are required by the introduction of residential development to the site. The 
introduction of residential development will therefore facilitate the rehabilitation of the 
saltmarsh, habitat diversification and long-term management of the wetland. 
 
Due to the nature of the site and its location relative to natural areas, broad planning and 
design principles have been identified to ensure that the development responds to and is 
integrated with its environment (please refer to subsection 5.1 above). The three pillars of 
sustainability, also referred to as the “triple bottom line”, being ecological integrity, human 
well-being and economic efficiency, are pursued. The triple bottom line propagates a holistic 
approach. 
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6.1 Alternative 1 
 

An initial development concept considered rehabilitating a large portion of the property as a 
potential WLT breeding habitat (refer to Diagram 7 below). 

 

 
 

Diagram 7: Initial Development Concept 
 
However, following on further investigation it was found that the salinity of the water was of 
such high concentration that either the WLT would not find it to be suitable breeding habitat 
or that salinity levels would increase to such an extent in the summer months preventing the 
successful survival of the tadpoles and toadlets through to maturity. On site work also 
confirmed a previously unmapped area of remaining saltmarsh on the site. 
 
The emphasis of the rehabilitation and habitat creation component of the proposal therefore 
shifted somewhat from the creation of a WLT breeding habitat to the rehabilitation and 
reintroduction of the saltmarsh habitats to restore and protect the biodiversity of the property. 
The needs of the WLT have however still been considered by the creation of shelter/foraging 
habitat and WLT ecological corridors. 
 
Alternative 1 (refer to Figure 9 below) was subsequently formulated. The main components 
of this concept consist of the following: 
 
 A total of 110 residential units; 
 Three residential clusters facing onto the wetland ‘core’; 
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 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 (please note that this area excludes other retained natural open spaces and 
corridors); 

 30 m buffer zone around the core wetland restoration / rehabilitation area; 
 Retention of the existing stormwater channel along Lakeshore Drive (eastern access 

road); 
 Berming 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; 
 WLT breading habitat opportunities in the stormwater management system and along 

the edge of the permanent waterbody of Lake Michelle; 
 WLT underpasses – Noordhoek Main Road; 
 Integrated footpath system; and 
 A hierarchy of access roads. 

 

 
Figure 9: Alternative 1 
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6.2 Alternative 2 
 
Alternative 2 (refer to Figure 10 below) represented the initial preferred alternative and 
includes some amendments to the proposal as envisaged in Alternative 1. Scoping meetings 
and a site visit with officials from the DEA&DP, Department of Water & Sanitation, 
SANParks, CapeNature and the City of Cape Town highlighted some issues that could be 
addressed by making amendments to the proposed layout and position of development 
components. Based on these authorities’ initial response to the proposals, Alternative 2 was 
formulated. 
 
Alternative 1 was amended as follows: 
 
 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. 

 

 
Figure 10: Alternative 2 
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It should be noted that Alternative 2 incorporated recommendations made by the various 
specialist consultants. The specialist studies therefore refer to Alternative 2 as the preferred 
alternative. The subsequent Preferred Alternative (Figure 11 - see subsection 6.4 below) 
includes amendments and additions to the proposal as envisaged in Alternative 2 after 
comments were received from interested and affected parties during the pre-application 
scoping process. These amendments and additions, although regarded as positive, do 
however not change the assessment of the development proposals as undertaken by the 
specialist consultants. 

 
6.3 Alternative 3 – Limited Development 

 
Authorities requested that a development alternative be considered which only utilises the 
portion of the site that corresponds with the location of the capped municipal dumpsite, i.e. 
the north-western portion of the property (refer to Figure 5 above). Such an alternative would 
consist of the following: 
 
 The lifestyle centre (clubhouse and related facilities, including a swimming pool, tennis 

court, bowling areas and parking) for the residents of the retirement village in its current 
approved location; 
 

 Based on the remaining land available, approximately 15 residential units and 
associated access roads may be achieved. 

 
Development only on the area consisting of the capped municipal dump has been 
determined to be financially unviable due to the following: 
 
 The construction and operation of the required lifestyle centre will not be possible with 

the funds generated by the sale and future levies of only 46 residential units (i.e. 31 
existing retirement units in Lake Michelle and the addition of approximately 15 residential 
units); 
 

 The cost of habitat rehabilitation and creation and the future long-term management 
thereof cannot be funded in either the construction or operational phases of the 
development; 

  
 Land and development costs associated with Rem. Erf 3823. 
 
It should be noted that valuable properties, in sufficient quantities (i.e. creating economies of 
scale) should be provided in order to ensure the economic viability of the development, 
efficient utilisation of resources and services and the successful rehabilitation and long-term 
management of the property. 
 
The Limited Development option cannot deliver an affordable product to the target market or 
deliver a financially accepted margin of return as determined by the financial services sector, 
if at all. This alternative does not comply with the definition of sustainability and has therefore 
not been refined to the level of detail as with Alternatives 1, 2 and 3. 
 
The Limited Development and the No-Go Alternatives are very similar in that they would 
result in no positive biophysical or socio-economic changes. The Limited Development 
Alternative is not regarded as a practical long-term option. 

 
 
 
 



 

Lake Michelle, Noordhoek: Phase 8 (Rem. Erf 3823)                                             Planning Partners                                                                         
Planning Background / Need & Desirability                                                                    October 2020 

37 

6.4 Preferred Alternative 
 

The Preferred Alternative (refer to Figure 11 below and Annexure T) includes amendments 
and additions to the proposal as envisaged in Alternative 2 after comments were received 
from interested and affected parties during the pre-application scoping process. 
 
Alternative 2 was amended as follows: 
 
 An additional northern internal access road from Northshore Drive has been created in 

the vicinity of the estate offices and maintenance yard. Less vehicular movements are 
therefore expected in a southern direction along Northshore Drive. It is expected that a 
large number of residents from the retirement village, who would previously have utilised 
the internal access in the vicinity of the proposed clubhouse, would now utilise the 
northern internal access; 
 

 A number of residential units along the south-western boundary of Phase 8 have been 
pulled back as far as possible from the existing residential houses located in Lake 
Michelle along Waterlily Close. The proposed residential units are now staggered, 
forming an undulated edge of landscaping and residential units. The proposed 
residential units of the retirement village will now be a minimum of ± 64m away from the 
existing residential houses located along Waterlily Close (refer to Diagram 8 below); 

  
 A non-motorised transport (NMT) lane along southern side of Noordhoek Main Road is 

indicated; 
  

 Dedicated pedestrian links from the 2 access gates along Noordhoek Main Road have 
been indicated in a southern direction along Northshore Drive and Lakeshore Drive. The 
internal pedestrian network is therefore linked to the external NMT lane; 

  
 The number and length of footpaths and boardwalks through wetland areas have been 

reduced; 
  

 A small jetty has been added giving access to the footpaths and boardwalks from the 
main lake area of Lake Michelle; 

  
 Strategically located bird hides have been added. 

 

 
 

Diagram 8: Conceptual Cross Section: Eastern Elevation (Waterlily Close – Retirement 
Village) 

Retirement Village Existing House 

distance ± 64 m 
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Figure 11: Preferred Alternative (also refer to Annexure T) 
 
6.5 No-Development Alternative 

 
Bearing in mind the site’s developmental history as a phase of Lake Michelle and the City of 
Cape Town Municipal Spatial Development Framework’s classification of the property as part 
of a “Consolidation Area” [i.e. incremental intensification (density and diversity) via 
subdivisions/second and third dwellings and rezonings] (please refer to subsection 9.4 
below), ‘no development’ is not regarded as a practical long-term option. However, should 
development not take place, the following should be noted: 
 
 It could realistically be expected that environmental degradation of the saltmarsh 

wetland areas and loss of biodiversity would continue to take place. A major loss (52%) 
of pan and open water habitat has been noted between 2002 and 2013 on the site. In 
addition, the encroaching reedbeds provide a significant barrier for the movement of 
biota. Without intervention the entire wetland area will become reedbed dominated. A 
model for habitat change suggests that with time the pan and open water habitats will 
disappear leading to a major reduction in both habitat and species presence. The No-
Development Alternative will result in the eventual complete loss of saltmarsh habitat 
within the site over the longer term (please refer to sections 4 and 8); 
 

 A negative trajectory of ecological condition of the aquatic ecosystems could be 
expected with an associated medium significance impact from a freshwater perspective 
(refer to subsection 8.4 below); 
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 No positive opportunities associated with an increase of WLT shelter/foraging and 
dispersal/migration habitat and the instalment of amphibian underpasses along 
Noordhoek Main Road. 
 

 No socio-economic benefits will be created, e.g. safe and quality housing opportunities 
for the elderly; creation of business and employment opportunities; infrastructure 
development and upgrading; spin-offs to other sectors, revenue to the City of Cape 
Town and growth of the local economy; 

 
 The site would in future increasingly be the subject of development pressures, especially 

considering the expected environmental degradation of the saltmarsh wetland areas and 
loss of biodiversity over the property; 

 
The No-Development Alternative would represent a lost opportunity for the enhancement of 
the natural environment, the local economy and the existing and future residents of the 
region. It should be noted, that currently there is no legal obligation for the current land owner 
to intervene in the process whereby the wetland character is becoming increasingly 
monocultural in character. 
 

7. ENGINEERING SERVICES 
 

An assessment of engineering services has been carried out by ICON Consulting Engineers 
(civil engineering and stormwater management, see Annexures P and Q) and De Villiers & 
Moore (electrical engineering, see Annexure R) respectively. The reports conclude that the 
proposed development can be adequately serviced with external and internal services. 
Pertinent aspects of the respective reports are highlighted below. 
 
The City of Cape Town has confirmed that there is sufficient spare capacity within the 
existing water and sewer network to accommodate the proposed development (refer to 
Annexure P). Further, The City of Cape Town has confirmed that the electricity supply 
network has sufficient capacity available to support the development (refer to Annexure R). 
 

7.1 Water 
  
The existing Lake Michelle development is supplied with water via a 160mmØ watermain at 
Northshore Drive and a 200mmØ watermain in Lakeshore Drive. Both of these watermains 
connect to an existing 300mmØ watermain in Noordhoek Main Road. An existing 100mmØ 
water connection to Phase 8 exists off the 200mmØ watermain in Lakeshore Drive. The 
development will make use of this connection. 
 
The internal water pipes will be sized to cater for the development’s peak water demand and 
fire requirements and will be constructed to City of Cape Town’s minimum acceptable 
standards. The internal water reticulation will consist of 110mmØ and 160mmØ uPVC 
Class 12 pipes.  
 
The annual average daily demand (AADD) for the proposed development has been 
calculated at 1,1343 ℓ/s with a Peak Flow of 4,5372 ℓ/s. Together with the fire fighting 
requirement of 15 ℓ/s, a fire flow duration of 4 hours, a minimum residual head of 15m and 
hydrants spaced at 90m, the main supply pipe will be sized to cater for 19,5372 ℓ/s. 
 
Although a potable water supply can be provided by the City of Cape Town to provide these 
water flows, it is the intention to develop alternative water resources at Evergreen Lake 
Michelle, which would include rainwater harvesting, recycling of water, additional storage 
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capacity (rainwater tanks) and installing water saving devices within the proposed buildings. 
Treatment of this water will be undertaken to achieve acceptable potable water standards. 

 
7.2 Sewer 

 
The existing Lake Michelle development drains to the southern portion of the development. 
The sewage is pumped to the existing 400mmØ sewer main in Noordhoek Main Road via a 
number of sewer pump stations. 
 
As the existing Lake Michelle sewer system, including the pump stations, are operating at 
capacity, any required connections should be taken directly back to Noordhoek Main Road. A 
connection to the existing 400mmØ sewer main was therefore proposed to the City of Cape 
Town, which has been accepted. The City has also confirmed that the sewer network falls 
within the catchment of the Wildevoëlvlei WWTW and that the plant has sufficient 
unallocated capacity to treat the sewage from Phase 8. 
  
All new sewer mains for the proposed development will be gravity pipelines, but a pump 
station and rising main would be required. The maximum sewer pipe size will be 160mmØ. 
 
The sewer system will comprise of a waterborne sewer system and the sewer pipes will be 
sized to cater for the development’s peak flow conditions. 
 
The daily dry weather flow (DDWF) for the proposed development has been calculated at 
0,7940 ℓ/s with an instantaneous peak wet weather flow (IPWWF) of 2,3820 ℓ/s. This peak 
design flow rate makes allowance for 70% water usage, 20% extraneous flow and a peak 
factor of 2,50. 

 
7.3 Stormwater 

 
The City of Cape Town’s stormwater policy for new developments requires that new 
developments adhere to the City of Cape Town’s Management of Urban Stormwater Impacts 
Policy (Version 1.1 May 2009). 
 
All stormwater flow in excess of the 2-year pre-development flow will be accommodated in a 
new detention pond and quality system situated within the proposed development. All 
stormwater flow from the detention and quality system will be taken to the existing Lake 
Michelle pond system. 
 
By taking the stormwater through the new detention pond system, erosion and stormwater 
damage will be minimised and the ground water system will be recharged. 
 
The central portion of Phase 8 contains a saltpan area that should not be contaminated with 
stormwater flow from the Lake Michelle system, Noordhoek Main Road or Phase 8 itself. The 
saltpan area will therefore be protected by creating a stormwater earth channel around the 
saltpan that will collect stormwater from Phase 8 and Noordhoek Main Road, and allow it to 
exit at the Lake Michelle system. 
 
The stormwater flows, attenuation and quality have been indicated in Table 2 below. 
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Table 2: Stormwater Flows, Attenuation and Quality 
  

Site 
Area 

Site 
Hardened 
Surface 

Area 

1:2 Pre-
development 

Flow 

1:2 Post 
Development 

Flow 

1:50 Post 
Development 

Flow 

SW 
Detention 
Required 

SW 
Quality 

Required 

19,22ha  43090m² 0,0755m³/s 0,1750m³/s 0,3875m³/s 1763m³ 940m³ 
  
The stormwater system will be designed to accommodate the increased surface water runoff. 
The sizing of the underground piped stormwater system will be designed to accommodate 
the 2-year storm event and the increased 50-year run-off will be accommodated in the new 
stormwater detention pond system. 
 
The major stormwater system will be designed to accommodate the 1:50 year return period. 
The major system will be accommodated within the road areas and will be discharged 
towards the new detention pond system. The stormwater pipe sizes will be a maximum of 
450mmØ. 
 

7.4 Electricity 
  

The Electricity Supply Authority for the area in which the development is located is the City of 
Cape Town. There is a secondary medium voltage cable (City of Cape Town’s “Lake 
Michelle - Shore Drive 11kV feeder”) that runs along Noordhoek Main Road, adjacent to the 
property. 
 
It is estimated that the demand for the 110 residential units will be in the order of 450kVA and 
that of the clubhouse approximately 150kVA, i.e. approximately 600kVA in total. Due to its 
extent and layout, the development will be best served via a medium voltage supply cable 
through the development with at least two mini-substations. 
 
The medium voltage supply to the proposed development will be provided by cutting into the 
City of Cape Town’s “Lake Michelle – Shore Drive 11kV feeder”. 
 
City of Cape Town will provide a medium voltage bulk supply to the development, but all the 
internal infrastructure will be private services. The City requires a medium voltage bulk meter 
site adjacent to Noordhoek Main Road of 5m x 4m. This site needs to be accessible from the 
roadside 24 hours per day and must be free of any other services. A services servitude is to 
be registers for this proposed bulk meter site. 
 
The medium voltage, low voltage and street lighting reticulation will be routed via the internal 
roads of the development. It is anticipated that the developer/owner will enter into an 
agreement with a private metering company to manage the electricity metering within the 
development. 
 

7.5 Telecommunication 
  
The Telkom network will be designed by Telkom SA. Telkom SA will require the developer to 
install the entire underground pipe network according to their specifications and designs. 
Telkom SA will install and commission the Telkom cable network upon application by the 
developer and/or homeowner for a telephone service. 
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7.6 Waste and Domestic Refuse 
  
Waste management will fall in line with the integrated waste management policy of the City 
of Cape Town taking into account: 
 
 The prevention of waste generation; 
 The recovery of waste of which the generation cannot be prevented; 
 The safe disposal of waste that cannot be recovered. 
 
The developer will be using a contractor for the transportation of domestic waste generated 
during the construction phase. The waste will be transported to a municipal disposal site. The 
waste will be sorted before disposal. Paper and cardboard will be separated and sent for 
recycling. 
 
Industrial waste arising from the construction phase (classified as hazardous waste – e.g. 
paint tins, degreaser containers, oily rags, building rubble, scrap metal, building materials, 
etc.) will be collected in a different waste collection system and disposed of by a contractor at 
a registered hazardous waste site. 
 
After construction of the retirement village, the City of Cape Town will be required to 
undertake refuse collection at the Lake Michelle gatehouse off Northshore Drive. 

 
8. ENVIRONMENTAL IMPACT ASSESSMENT 
 

Doug Jeffery Environmental Consultants has been appointed as the environmental 
assessment practitioner (EAP) responsible for facilitating the required application in terms of 
the provisions of NEMA. Application will also be made for a water use license in terms of the 
provisions of the National Water Act. 
 
Specialist consultants have been appointed to conduct assessments on inter alia flora, 
aquatic ecology (e.g. freshwater / wetlands), amphibians, mammals, reptiles, birds, 
geohydrology, visual, heritage, socio-economic, traffic/transport, civil services and 
architectural and landscaping considerations. 
 
It is the opinion of the EAP that the listed activities could be authorised. In terms of the 
natural environment, the cumulative impacts will be of a positive nature. There will be short- 
and longer-term disturbance and loss of aquatic habitat, modified stormwater surface water 
runoff from the developed site and the potential for impairment of water quality. However, 
should the mitigation measures provided be implemented and proven successful, wetland 
habitats, salt marshes and ecosystem drivers will be re-established. 
 
Key findings of the environmental impact assessment include inter alia: 
 
 Findings from the Botanical Assessment indicate that the habitat on site is largely 

anthropogenic in nature, there are no species of conservation concern found on site, and 
the major impact with regards to the development of the site is on the loss of habitat and 
not on species. The Typha and Phragmites reed bed community that would be most 
affected is not considered to be a highly sensitive plant community based on its species 
composition. The loss of some of this habitat to development would have a low relative 
impact compared to the loss of the salt pan habitat, which is considered locally unique. 
 

 The existing Juncus wetland would be largely lost to the development under 
Alternative 1 and is considered of intermediate value. The loss of 0.8 ha of this habitat 
under Alternative 2 is not considered highly significant as this habitat is not unique to 
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Lake Michelle. The Juncus wetland does however provide connectivity with adjacent 
wetland areas and therefore plays a crucial role. This provides the primary motivation for 
supporting Alternative 2 over Alternative 1. The proposition to re-establish the salt pan 
habitat is supported and would function to offset impacts of the development to some 
degree. It is suggested that a mosaic of different habitat types would provide the 
greatest biodiversity returns. 

 
 Initial assessments of the wetland areas within the site in 2001 have recommended that 

the salt pan wetlands be retained and protected and that there be ongoing intervention in 
terms of mitigating the stormwater impact on these wetlands. More recent assessments 
in 2014 have documented the declining ecological condition of these wetlands due to the 
lack of intervention. Assessments undertaken by the project team in 2017 confirmed that 
the saline pan wetland habitats are still intact within the wider reed bed area and are still 
important to maintain. Therefore, there is an opportunity to rejuvenate this central 
saltmarsh area through appropriate intervention. 

 
 The Freshwater Assessment indicated that the wetlands on site are considered of 

moderate to high ecological importance.  Although the reed bed and lake provide the 
most goods and services in terms of flow and water quality mitigation, due to their size 
however the seasonal wetland and salt pan areas are more important in terms of 
maintenance of biodiversity. The freshwater assessment concurred that the reed bed 
habitat is seen as an undesirable habitat. The reed beds provide a significant barrier for 
the movement of biota and the increasing reed beds have also led to the decline of the 
more unique salt pan habitat. The loss of wetland functionality of less than 0.5 ha 
equivalents is considered to be adequately offset by the gains in ecosystem 
conservation of at least 8.1 ha equivalents and improvements in species conservation 
that are demonstrated for Alternatives 1 and 2. The significance of the freshwater 
impacts for these development alternatives is likely to be low over the longer term with a 
potential positive impact associated with removal of reedbeds and rehabilitation of this 
area to establish seasonal wetland areas. 
 

 The findings of the Amphibian Assessment concluded that Pan A can from time to time 
serve as WLT breeding habitat because of seasonal flooding with fresh water, whereas 
the prospects of this happening at Pan B is less likely and it is seemingly even less so 
for Pan C. The overall suitability of the site as WLT breeding wetlands appears to be 
rather limited and the proposed development does not overlap with known WLT 
breeding sites. The wetlands are also heavily invested with reedbeds consequently 
inhibiting WLT movement. The terrestrial terrain of the site does apparently serve as 
WLT shelter/foraging habitat and/or as WLT ecological corridors, and the area abutting 
Noordhoek Main Road is especially important in this regard. Although WLT 
shelter/foraging habitat will be lost due to the preferred development alternative, it is 
feasible to provide adequate substitute habitat within the development site. 

 
 The survey for the Cape Platanna was unsuccessful in trapping or recording any of the 

specimen. It is of course not possible to prove the actual non-occurrence of Cape 
Platannas within the site, but based on the current evidence it appears that this species 
is not present there. 

 
 Findings of the Avifaunal Assessment indicate that there will be a potential negative 

impact on the African Marsh Harrier as a result of reduced foraging habitat for this 
species. The exposure of more of the salt pans and shallow water habitats is likely to 
favour wading birds, including a suite of plover and sandpiper species that don’t 
presently occur at the site, as well as egret and heron species. 
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 Findings of the Faunal Baseline Assessment notes that as a unit, the site is fairly 
homogenous, and it lacks topographical and geological diversity. These conditions are 
not conducive in terms of promoting faunal diversity. In summary, it is concluded that the 
Lake Michelle mammal and reptile faunal groups do not represent any significant 
constraints in terms of the development proposal. 

 
 The findings of the Socio-economic Assessment indicate that the construction and 

operational phase would result in a number of positive social benefits for the local 
community and the area as a whole. These include the creation of employment and 
business opportunities and broadening of the rates base. The proposed development 
would also assist in meeting the need for retirement accommodation and create a safe 
and quality living environment for retirees. The findings of the social-economic 
assessment also indicate that all the potential negative impacts can be effectively 
mitigated. 

 
 Findings of the Visual Impact Assessment conclude that the Alternative 2 layout could 

proceed. The low density of Alternative 2 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. 

 
 Findings from the Soil, Groundwater and Gas Monitoring related to the waste disposal 

site concluded that no significant soil impacts were reported, and soil at the site do not 
pose a significant risk to human health or the environment. It was concluded that 
biodegradable material in the landfill area is very limited and has no significant 
methanogenic potential. There is no fire explosion risk at the site due to the absence of 
methane or other landfill gases. 

 
 Findings from the Traffic Impact Assessment conclude that the proposed development 

will generate approximately 38 vehicular trips during both the a.m. and p.m. peak hours 
and the impact of the additional development trips on the local street network is 
expected to be marginal on completion of the development as well as 5 years thereafter. 

  
The environmental assessment includes a summary of positive and negative impacts as 
reflected in Table 3 below. 
 

Table 3: Summary of Positive and Negative Impacts 
 

Impact Significance after mitigation 
(preferred layout) 

A. Construction Phase (Preferred Alternative) 
Geographical & Physical aspects – Surface 
geology. Negligible 

Loss of aquatic habitat and potential for flow 
and water quality modification. 

Low with a Potential Positive impact 
associated with removal of reedbeds and 
rehabilitation of this area to establish 
seasonal wetland areas. 

Loss of wetland habitat due to transformation of 
currently intact wetland habitat for housing 
development. 

Medium Negative  
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Impact Significance after mitigation 
(preferred layout) 

WLT mortalities associated with earthworks and 
other construction activities. Medium Negative 

Creation of employment during construction. Medium Positive 
Impact on family structures and social 
networks associated with presence of 
construction activities. 

Low Negative 

Potential safety and security risk posed by 
presence of construction workers on site. Low Negative 

Potential noise, dust and safety impacts 
associated with movement of construction related 
traffic to and from the site. 

Low Negative 

Visual Impacts during construction. Medium Low Negative 
Traffic impacts during the construction phase on 
existing traffic. Medium Negative 

Traffic impacts during the construction phase on 
pedestrian movement. Low Negative Impact 

Disturbance and displacement of birds. Low-Medium Negative 
B. Operational Phase (Preferred Alternative) 
Loss of aquatic habitat and potential for flow and 
water quality modification. Low with a Positive impact 

Risk that the wetland will become degraded after 
construction as a result of alien invasion and 
changes to the hydrology of the wetland. 

Low Negative 

The development will contribute towards 
cumulative habitat loss and degradation of the 
Noordhoek Wetland System.   

Low Negative 

Loss of semi-natural terrestrial and wetland 
habitat, and therefore a reduction in the extent of 
habitat available for WLT as shelter/foraging 
resources. 

Presumably Low Negative but may 
potentially have a Low Positive outcome. 

An increase of artificial structures (e.g. 
buildings and walls) that may inhibit the dispersal 
potential for WLTs. 

Low Negative 

An increase of hazardous terrain that may cause 
increased WLT mortalities. Low Negative 

Increased vehicular traffic that may lead to 
increased WLT mortalities. 

Medium to Low Negative, and potentially 
maybe a Low Positive impact, depending on 
the efficiency of the underpasses and other 
measures to limit WLT road mortalities. 

Creation of employment and business creation 
opportunities during the operational phase. Medium Positive 

Increase rates and tax revenue for the CoCT 
which can be used to address some of the socio-
economic challenges facing the CoCT. 

Medium Positive 

Meeting the need for retirement 
accommodation and the creation of a safe and 
quality living environment for residents. 

High Positive 

Traffic impact on the surrounding transport 
network. Low Negative 

Transport impacts associated with the operation 
phase on pedestrians. High Positive 
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Impact Significance after mitigation 
(preferred layout) 

Visual Impacts during operation. Low Positive  
Disturbance and displacement of birds. Low-Medium Negative 
Loss of habitat of birds. Medium-Low Negative 
Rehabilitation and enhancement of habitat of 
birds. Medium-High Positive 

 

Regarding the No-Development Alternative, the environmental assessment states as follows: 
 
 The no-development alternative will result in the status quo being maintained; 
 The no-development alternative would represent a lost opportunity for the local economy 

the City of Cape Town and the potential residents who would benefit from the living in a 
safe and well-designed estate; 

 The no-development alternative would result in no changes to the aquatic ecosystems 
within site from the current state, however it would imply that there would be the current 
ongoing loss of the salt pan habitats as well as growth of nuisance reeds, bulrush and 
invasive alien plants. A major loss (52%) of pan and open water habitat has been noted 
between 2002 and 2013 on the site. In addition, the encroaching reedbeds provide a 
significant barrier for the movement of biota. Without intervention the entire wetland area 
will become reedbed dominated. A model for habitat change suggests that with time the 
pan and open water habitats will disappear leading to a reduction in both habitat and 
species presence. A negative trajectory of ecological condition of the aquatic 
ecosystems could thus be expected; 

 The no-development alternative will result in the eventual complete loss of salt pan 
habitat within the site over the longer term; 

 A negative trajectory of ecological condition of the aquatic ecosystems could be 
expected with an associated medium significance impact from a freshwater perspective; 

 No positive opportunities associated with an increase of WLT shelter/foraging and 
dispersal/migration habitat and the installation of amphibian underpasses along 
Noordhoek Main Road; 

 The no-development alternative would represent a lost opportunity for the enhancement 
of the natural environment, the local economy and the existing and future residents of 
the region; 

 The no-development alternative is not supported. 
 
The environmental assessment includes the following conclusion and recommendations: 
 
It is the opinion of the EAP that the listed activities should be authorised. There are various 
grounds to motivate for the authorization.  
 
Design 
 
 A philosophy of ‘design with nature’ has been adopted by the layout design. The three 

pillars of sustainability, also referred to as the “triple bottom line”, being ecological 
integrity, human well-being and economic efficiency, have been pursued. Development 
components have been confined to the less sensitive portions of the site. Where not 
entirely possible, offsets via habitat creation and rehabilitation is undertaken. 
 

 A core conservation area of approximately 7 ha will be established within the centre of 
the site that will comprise of the existing salt pans within a wide buffer area. The salt pan 
wetlands are important to maintain given their rarity in the Peninsula. The total area of 
wetlands to be conserved is approximately 11 ha. 
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 The development, upon completion, will result in retirement homes overlooking a more 
natural wetland and salt pan habitat. It is expected that this salt pan habitat will attract 
wader birds. Limited pathways through the saltmarsh will be established giving the 
residents access to these natural areas. 

 
 The layout was designed in such a way as to allow for ecological connectivity with 

adjacent habitats. Various shelter/foraging habitat and ecological corridors have been 
provided for to accommodate WLTs. 

 
Ecological aspects 

 
 From an ecological perspective, specialists have indicated that there are sensitive 

features and habitats on site. Wetlands and salt pans of ecological importance have 
been identified on site. The site is also home to the endangered WLT. The preferred 
development alternative restricts development to less sensitive reed bed communities 
with the result that the overall significance of this loss is considered to be low with a 
potential positive impact should rehabilitation prove to be successful. 
 

 There is a documented decline in the salt pan wetlands due to the lack of intervention in 
the past. The salt pans were historically present in the Noordhoek area but are currently 
absent in the remainder of the Peninsula and therefore important to maintain given their 
rarity. The development will take place outside the important wetland areas apart from 
one small pan that will be lost. The potential loss of wetland areas due to the 
construction was assessed using the DWS Wetland Offset Calculator to determine the 
wetland targets that would need to be achieved by the proposed wetland offset. As a 
result of this calculation the preferred development alternative allows for habitat creation 
and rehabilitation and ensures sustainability of the salt pan habitat within the site.  

 
 A major loss (52%) of pan and open water habitat has been noted between 

2002 and 2013 on the site. In addition, the encroaching reedbeds provide a significant 
barrier for the movement of biota. Without intervention the entire wetland area will 
become reedbed dominated. A model for habitat change suggests that with time the pan 
and open water habitats will disappear leading to a major reduction in both habitat and 
species presence. Without any functional management interventions, decline in pan 
habitat will proceed and a key wetland habitat is likely to be lost. 

 
 The preservation / restoration of the saltmarsh indefinitely will require significant 

intervention at present and continued management thereafter. However, to facilitate the 
rehabilitation of the saltmarsh, habitat creation/diversification and long-term 
management, offsets are required by the introduction of residential development to the 
site. The introduction of residential development will therefore facilitate the rehabilitation 
and restoration of the saltmarsh, habitat diversification and long-term management of 
the wetland.  

 
 Toad underpasses under Noordhoek Main Road are proposed for the northern portion of 

the site. 
 
 Stormwater design will allow for salt pan recovery. 
 
 It is proposed to construct timber boardwalks and bird hides in some of the sensitive 

marsh areas. This will enhance the amenity value of the site. 
 

 
 



 

Lake Michelle, Noordhoek: Phase 8 (Rem. Erf 3823)                                             Planning Partners                                                                         
Planning Background / Need & Desirability                                                                    October 2020 

48 

Socio-economic aspects 
 

 The preferred development will create employment opportunities during construction and 
the operation of the retirement village. The operational phase will also create 
opportunities for local businesses, such as local maintenance and building companies, 
garden services and security companies, petrol stations, shops and restaurants, etc. 
 

 The construction phase will extend over a period of approximately 2 years and create in 
the region of 1000 employment opportunities. The majority of employment opportunities 
for all three skills sectors are likely to taken up by Historically Disadvantaged Individuals 
(HDIs). 
 

 The capital expenditure associated with the proposed development is in the region of 
R 400 million (2017 rand value). Most of the work during the construction phase is likely 
to be undertaken by local contractors and builders. The majority of the building materials 
associated with the construction phase will also be sourced from locally based suppliers. 
The proposed development will therefore also represent a positive benefit for the local 
construction and building sector in the City of Cape Town. The wage spend will also 
benefit the local economy. 

 
Civils 

  
 The City of Cape Town has confirmed that there is sufficient water resource, treatment, 

bulk storage and conveyance capacity to supply the estimated annual average daily 
demand for the proposed development and the Wildevoelvlei wastewater treatment 
works (WWTW) has sufficient unallocated capacity to treat the sewerage from the 
proposed development. 
 

Heritage 
 

 A Notification of Intent to Develop was sent to Heritage Western Cape (HWC). HWC 
notified that the proposed retirement village will not impact on any heritage resources 
therefore no further action is required under Section 38 of the Natural Heritage 
Resources Act. 
 

Conclusion 
 

 The proposed retirement village will contribute to addressing the growing need for safe 
and secure retirement accommodation. The proposed Lake Michelle Retirement Village 
is also designed to create a safe and quality living environment for residents, including 
the establishment of an open space system linked to the rehabilitation of the wetland. 
 

 It has always been the intention to develop this site as a phase of Lake Michelle and is 
considered as the final phase to complete the development. 

 
 The Basic Assessment Report has found that the proposed development will have a 

potential positive environmental outcome subject to mitigation and rehabilitation 
measures specified in the report be implemented. 

 
The individual assessment reports are highlighted below. 
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8.1 Geohydrology 
  

GEOSS has assessed whether groundwater is a contributing factor to the surface water of 
the Lake Michelle area. This included a field investigation and a report presenting results of 
the investigation (Mulder, D. GEOSS, September 2017). A geohydrological, hydrological and 
geotechnical study was done in 2001 for the Lake Michelle saltmarsh area by Wieringen & 
Associates. Relevant information from this report was included in GEOSS’s investigation. 
 
It has been noted that the salinity of the area has been decreasing over the years. This could 
be directly related to the water inflows into the wetland area. Therefore, it was required to 
conceptualise the role of groundwater in the wetland area. 
 
The Table Mountain Group of the Cape Supergroup is represented within the study area 
towards the northeast where it overlies the mudstones and siltstones of the Graafwater 
formation and the Cape Peninsula granite pluton of the Cape Granite Suite. In the valley the 
basement granites are overlain by alluvium. 
 
The Department of Water & Sanitation (DWS) have classified the Peninsula Formation of the 
area as hosting a fractured aquifer, with an average borehole yield of 0.5 ℓ/s to 2.0 ℓ/s. The 
upper layers of the Peninsula Formation are weathered. According to the DWS the 
groundwater quality is indicated by electrical conductivity which ranges between 70 and 
300 mS/m. 
 
Field work commenced during September 2017. The field work included the installation of 
piezometers where water samples were collected. This was done to determine wetland 
characteristics, water chemistry and the general groundwater flow direction. The piezometers 
were augured so as to determine the hydraulic gradient of the local groundwater system. It is 
believed that the general groundwater flow correlates with the topography of the area. The 
groundwater from the piezometer at a higher elevation was noted to be of better quality 
(lower salinity) than that of piezometers installed at a lower elevation. This is an indication 
that groundwater is contributing to the wetland area. Groundwater is not the only water that is 
flowing in to the wetland area, as there are stormwater culverts directing surface water 
straight into the wetland, which are contributing to the decrease in salinity. 
 
The thickness of sand varies throughout the wetland area, depending on the deposition 
event. From the auguring and site conceptualisation it can be assumed that the site is 
underlain by an extensive clay layer. The clay accumulated in the basin area acts as a semi 
impermeable layer. The overlying sands form a perched water table enabling the lateral 
movement of the groundwater from the seepage face to where it interacts with the wetland 
and lake area down gradient. The wetland area is located where groundwater discharges 
from the contact between the sandstones from the Peninsula Formation and the underlying 
lower permeability Graafwater Formation (if present) and granite. The quantity of 
groundwater contributing to the wetland is expected vary seasonally, but is expected to 
typically be of a good quality (low salinity). 
 

8.2 Historic Landfill Site 
 
The proposed development footprint includes an area of approximately 3 ha in the north-
western portion of the property that historically formed part of a municipal waste disposal 
facility that was used from 1976 to 1988 for disposal of building material and garden refuse. 
The DEA&DP issued the City of Cape Town with a Waste Management Licence (WML) for 
the closure of the historic waste disposal facility. 
 
The DEA&DP identified that not all the conditions within the WML had been fulfilled by the 
Licence Holder (City of Cape Town) to close the disposal facility. To aid progression of the 
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proposed development, Evergreen Property Investments undertook to complete certain 
requirements of WML impacting on Erf 3823 (i.e. the portion of the historic disposal facility 
that falls within the proposed development). These were: 
 
 To assess the site soil and groundwater conditions underlying the historic disposal 

facility on Erf 3823 to identify the potential risks to human health and the environment; 
 To install landfill gas monitoring probes and monitor these probes in order to verify 

whether landfill gas is present underneath the proposed site, and determine if there is 
any gas migration from the larger waste body to the northwest of the site. 

 
Soil and Groundwater Assessment (Leach, A., Palmer, L. IBIS Contamination Risk 
Management, August 2019 and Schapers, R. JG Africa, May 2020) 
 
Soil samples were recovered within the historic disposal facility area from five test pits 
excavated. Soil samples collected from strategic locations below the waste body at the site 
were analysed for broad range organic and inorganic determinants included in the South 
African Soil Screening Values screening criteria. The soil analytical results indicated that 
these determinants are either below the laboratory detection limits for the tested parameters 
or below the referenced screening threshold value. As no significant soil impacts were 
reported, and in alignment with the criteria, soil at the site do not pose a significant risk to 
human health or the environment, therefore no further action in this regard is considered 
necessary. 
 
Piezometers were installed into each test pit location to intersect the shallow groundwater 
and backfilled. Four groundwater samples were obtained for laboratory analysis. The 
purpose of the groundwater sampling is to fulfil the monitoring requirements stipulated within 
the WML.  
 
The groundwater chemical analysis was completed for the chemical suite as per the WML for 
the closure of the waste disposal facility. The parameters form the ‘baseline’ assessment of 
groundwater conditions at the site and can be referenced for comparison with the City of 
Cape Town’s future sampling events. 
 
Based on the qualitative risk assessment presented in the conceptual site model, there is 
limited potential exposure to contamination at the site in its current state. However, removal 
of the waste from the site, as well as the clean layer of surface soils that will be installed as 
part of the proposed development, will facilitate a change in land-use for the residential use. 
 
Gas Monitoring (DDA Environmental Engineers, August 2020) 
 
DDA Environmental Engineers has been appointed to install landfill gas monitoring probes 
and monitor these probes in order to verify whether landfill gas is present underneath the 
site. Landfill gas monitoring was carried out at these probes, as well as at the piezometers 
and the existing office buildings. 
 
Methane was not detected at any of the probes. Low concentrations CO² and NH³ were 
found in all the probes. Based on the measurements and the observations, it is evident that 
the biodegradable material in the landfill area is very limited and has no significant 
methanogenic potential. There is no fire explosion risk at the site due to methane or other 
landfill gases. 
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8.3 Flora 
  

3Foxes Biodiversity Solutions undertook a botanical assessment of the site and development 
proposal (Todd, S. 3Foxes Biodiversity Solutions, June 2018 Revised). Several previous 
studies have also been conducted at the site and information from these studies has been 
incorporated within the botanical assessment where appropriate. The assessment includes 
inter alia the following conclusion and recommendations - 
 
Conclusion and Recommendations: 
 
 The Phase 8 development area is largely anthropogenic in nature and it is not likely that 

the habitats present are representative of the original composition and structure of the 
vegetation of the site; 

 
 The current vegetation is the end result of decades of human activity and influence in the 

area. While there are plant communities present which are of significant local 
conservation value, the overall plant diversity of the site is depauperate and indicative of 
the historical disturbance that the area has experienced; 

 
 The major impact with regards to the development of the site is on habitat loss and not 

on species per se; 
 

 The total extent of the development is approximately 7 ha of which approximately 3,6 ha 
can be considered to be within the wetland under Alternative 1 and 2,5 ha under 
Alternative 2. There would be a core wetland area of 6 ha remaining, with an additional 
4 ha of buffer habitat around the margins of the core area; 

 
 The Typha and Phragmites reedbed community that would be most affected is not 

considered to be a highly sensitive plant community based on its’ species composition. 
In addition, some of the Typha-dominated areas have large amounts of moribund 
material and do not appear to represent useful habitat to many species. Nevertheless, 
these areas represent potentially important habitat for fauna and flora and the loss of 
some of this habitat to development is undesirable as this would result in a reduction in 
the overall size of the wetland. However, of the wetland-associated habitats present, this 
is by far the most abundant, within the site and also in the general area with extensive 
similar wetlands present nearby in the adjacent ‘Checkers / Long Beach Mall’ wetland 
system. As a result, the loss of some of this habitat to development would have a low 
relative impact compared to the loss of the saltmarsh habitat, which is considered locally 
unique; 

 
 Observations during the site visits indicated that the margins of the saltpans in particular 

were being used extensively by local fauna, while there was little apparent use of the 
dense reedbeds which are often impenetrable even for smaller fauna; 

 
 The existing Juncus beds are considered of intermediate value between the Typha beds 

and the saltmarsh habitat and would be largely lost to the development under 
Alternative 1. However, the loss of 0,8 ha of this habitat is not considered to be highly 
significant as this habitat is not unique to Lake Michelle and additional similar habitat is 
available outside of Lake Michelle in the wetlands to the north of the site. However, this 
area appears to be of some significance for connectivity with the adjacent wetland areas 
and provides the primary motivation for supporting Alternative 2 over Alternative 1.  

 
 The value of the typical reedbed community for fauna and flora is low and contrasts with 

the potential significance of the saltmarsh habitat. This has led to the suggestion that the 
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re-establishment of the saltmarsh community across a larger area would be a desirable 
goal of the project. Such habitat improvement would also function to offset the impact of 
the development to some degree. This suggestion is also supported by the current study 
and observations at the site suggest that a mosaic of different habitat types would 
provide a greatest biodiversity returns. The development would result in significant 
disturbance within the wetland and there is some risk of failure in achieving the desired 
biodiversity outcomes. However, this risk needs to be evaluated against the significant 
and demonstrated risk of leaving the wetlands as they are with no intervention. The 
saltmarsh habitat is progressively shrinking and likely to be lost entirely in the future if 
the current trends continue. As such, it is clear that some kind of intervention is required 
if the loss of the saltmarsh habitat is to be prevented. The development could be used to 
avert some of these outcomes but doing so would come at the cost of some of the less 
sensitive wetland habitat. However, if the nett outcome is an improvement in overall 
wetland habitat value for fauna and flora, then this loss is potentially justified. Under the 
development scenarios of either Alternative 1 or Alternative 2, the outcomes of the 
suggested wetland interventions should however be closely monitored and the results 
directly linked to thresholds of concern with associated interventions with stated goals 
and pathways of action; 
 

 The development of Phase 8 will result in some loss of wetland habitat at the site. 
However, this can be restricted to the less sensitive reedbed community with the result 
that the overall significance of this loss is considered to be relatively low under 
Alternative 2, which is the supported development option. The impacts of this loss can 
also be largely mitigated through the improvement of habitat within the rest of the 
wetland. This includes the in-filling of the drainage channels present, clearing of all 
woody aliens present and promoting the re-establishment and expansion of the 
saltmarsh habitat. With these interventions and the implementation of the other 
mitigation measures suggested in this study, the overall impacts associated with the 
Lake Michelle Phase 8 development can be reduced to an acceptable level under 
Alternative 2. The best-case scenario would be an overall improvement in wetland health 
and biodiversity compared to the no-go alternative or Alternative 3. There are no 
botanical reasons to oppose the development provided that the suggested mitigation can 
be effectively implemented.  

 
8.4 Aquatic Ecology 
  

BlueScience undertook an aquatic ecological assessment of the site and development 
proposal (Belcher, T., Grobler, D., Barrow, S. BlueScience, September 2020). The 
assessment is intended to review past investigations and re-assess the aquatic features 
within the site. The report also provides an assessment of the impact of the proposed 
development on the aquatic habitat, as well as recommendations for the rehabilitation / 
design of these aquatic habitats. The assessment includes inter alia the following key 
findings, freshwater opportunities and constraints, conclusion, recommendations and 
recommended mitigation measures - 
 
Key Findings: 
 
 A large portion of the site comprises of wetland area that comprises of the following 

wetland habitats: 
- Seasonal wetland fringe habitats and associated vegetation such as Juncus 

kraussii; 
- More permanently wet reedbed that is dominated by Typha bulrush and common 

Phragmites reeds; 
- Excavated stormwater canal and small dam; 
- Deepwater lake areas that are fringed with Schoenplectus scirpoides; 
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- Saltmarsh pans that are typified by the halophyte Sarcocornia natalensis. 
 

 The wetland areas range from being largely natural to moderately modified in the 
remnant saltmarsh areas; moderately modified within the adjacent seasonal wetland and 
reedbed; largely modified within the lake; and seriously modified within the stormwater 
canal; 
 

 The wetland areas are considered of moderate to high ecological importance. The 
reedbed and lake provide the most goods and services in terms of flow and water quality 
mitigation due their size, however the seasonal wetland and saltmarsh areas are more 
important in terms of maintenance of biodiversity. 

  
Freshwater Opportunities and Constraints: 
 
 From the previous assessments of the wetland features within the site there is 

agreement that the saltmarsh wetland area in the site is considered of a high ecological 
importance. The earlier assessments (Southern Waters, Coastec and Freshwater 
Consulting Group) have recommended that these wetland areas be retained and 
protected and that there be ongoing intervention in terms of mitigating the stormwater 
impact on the wetlands. More recent assessments have documented the declining 
ecological condition of these wetlands due to the lack of intervention; 
 

 The assessment by DH Environmental Consulting has suggested that due to the fact 
that the key importance of the remaining wetland area is to provide habitat for Western 
Leopard Toad and that the site should be rehabilitated and developed such that the 
wetland areas within the site are beneficial for toad conservation. While this approach 
makes logical sense, a shortcoming in all of the past assessments has been the 
inaccessibility of the saltmarsh area due to the surrounding deep water and density of 
the reedbed; 

 
 It is agreed that the only value that the reedbed wetland area within the site currently 

provides is to buffer the saltmarsh area from the surrounding impacts, however it also 
provides a significant barrier for the movement of biota. The dense growth of specifically 
the Typha bulrush reedbed is largely a response to the additional stormwater entering 
the site. Thus, to prevent bulrush from dominating any future wetland area retained or 
created within the site, stormwater entering the site would need to be managed. 
Removal of the bulrush and rehabilitating this area through shaping and replanting the 
area with suitable seasonal wetland vegetation could provide opportunity for the area to 
provide improved habitat for biota; 

 
 Recent assessments of the wetland area by the project team, following the recent 

prolonged dryer period as well as clearing of pathways to allow surveying of the site to 
take place, have allowed for a more detailed assessment of the saltmarsh areas within 
the dense reedbed. These assessments have confirmed that the saline pan wetland 
habitats are still present within the wider reedbed area and are still important to maintain; 

 
 It is thus recommended that development of the site should only take place outside of 

the delineated saltmarsh areas and should include an approximate 30-40m buffer where 
the clearing of reeds and alien invasive plants is undertaken; 

 
 The loss of wetland habitat outside the demarcated area could be offset by rehabilitation 

and enhancement of the retained wetland habitats and adjacent buffer area; 
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 The wider rehabilitated wetland area should have corridors to allow connectivity of the 
wetland with the adjacent wetland areas for the movement of amphibians and other 
biota; 

 
 These recommendations have been incorporated into the latest (preferred) development 

plan for the site. 
 
Conclusion and Recommendations: 
 
 The No-Go Alternative will result in the eventual complete loss of saltmarsh habitat 

within the site over the longer term; 
 

 The development alternatives have to a large extent taken the wetland areas within the 
site into consideration. For Alternatives 1 and 2, portions of the reedbed and a small 
portion of encroached saltmarsh area would be lost by the proposed development. This 
loss will be offset by the creation of additional saltmarsh areas within the wetland area to 
be rehabilitated. The proposed rehabilitation of this area and management of stormwater 
runoff to the area would also ensure the sustainability of the saltmarsh wetlands that are 
currently decreasing in extent; 

 
 Alternative 2 has retained most of the seasonal Juncus wetland in the western extent of 

the site; 
 

 The significance of the freshwater impacts for Alternatives 1 and 2 is likely to be low over 
the longer term with a potential positive impact associated with removal of reedbeds and 
rehabilitation of this area to establish seasonal wetland areas; 

 
 Alternative 3 and the No-Go Alternative are very similar in that they would result in no 

changes to the aquatic ecosystems within site from the current state. However, this 
would imply that there would be the current ongoing loss of the saltmarsh habitats as 
well as growth of nuisance reeds and bulrush. A negative trajectory of ecological 
condition of the aquatic ecosystems could thus be expected with an associated medium 
significance impact from a freshwater perspective; 

 
 The development alternative with the least potential negative impacts from a freshwater 

perspective would be Alternative 2 as this alternative allows for development of the site 
with minimal potential aquatic ecosystem impacts, while rehabilitating and ensuring 
sustainability of the saltmarsh habitat within the site;  

 
 With implementation of the below-mentioned mitigation measures, the potential impacts 

of Alternative 2 are likely to be of a low significance and over the longer term are likely to 
result a positive impact in terms of an improvement in the ecological condition of the 
retained wetland areas and in particular secure the long term sustainability of the 
saltmarsh habitat; 

 
 The wetland offset calculation for the development layout demonstrated that the wetland 

losses associated with development layout Alternatives 1 and 2 are largely associated 
with the reedbed habitat loss, with Alternative 2 largely averting loss of the seasonal 
Juncus wetland in the western corner of the site. All of the other proposed wetland 
habitat changes have associated positive impacts or benefits in terms of functional, 
ecosystem conservation and species conservation and exceed the determined targets. 
As the reedbed habitat is seen as an undesirable habitat, the loss of this wetland habitat 
and replacement with seasonal wetland habitat is seen as a positive impact. The loss of 
overall wetland functionality of 0,5 ha equivalents is considered to be adequately offset 
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by the gains in ecosystem conservation of at least 8,1 ha equivalents and species 
conservation. 

 
Recommended Mitigation Measures: 
 
 Construction should be limited as far as possible and undertaken according to the 

construction guidelines and the biodiversity management plan for the Western Leopard 
Toad and the recommendations of the amphibian specialist for the project; 
 

 The wetland area and the recommended buffer area that are to be retained within the 
site should be treated as no go areas during construction of the development areas, with 
the exception of the rehabilitation measures required; 

 
 The saltmarsh areas in particular should be avoided both during construction and in the 

operation phase; 
 

 The excavations within the wetland area should be filled and limited shaping of the 
wetland area to create suitable wetland habitat should be undertaken; 

 
 The wetland area and buffer zone should be rehabilitated such that invasive alien plants 

are removed and the areas replanted with suitable indigenous plants; 
 

 Shaping and revegetation of the wetland area should be according to the advice of a 
suitably qualified aquatic ecologist; 

 
 Proper stormwater management measures that are proposed as part of the design of the 

development should be implemented to prevent as far as possible the runoff from the 
developed areas from directly discharging into the freshwater features; 

 
 Where possible, measures to decrease the intensity of runoff from the developed areas 

should be implemented, such as: infiltration of runoff through the use of permeable 
surfaces should be encouraged; 

 
 On-site reduction of potential contaminants to the stormwater should be encouraged 

such as limiting the use of fertilisers on lawns and containment of backwash water from 
pools; 

 
 Any contaminated runoff resulting from the construction activities should be prevented 

from entering the freshwater features. On-site sanitation should be provided for the 
construction workforce and solid waste on the construction sites properly managed. 
These mitigation measures should be included in the Environmental Management 
Programme for the project; 

 
 The growth of invasive alien plants within the buffer areas should be monitored and 

controlled particularly within any disturbed areas adjacent to the freshwater features; 
 

 A detailed formal design for the rehabilitation of the wetland area must be compiled to 
accommodate the establishment of a wetland area that will be conducive for the 
protection of the saltmarsh areas and the conservation of not only the Western Leopard 
Toad, but other indigenous frog species. The wetland design needs to take cognisance 
of the following –  
- links of the wetland to other areas in terms of the migration of toads and frogs; 
- the water levels that should be managed and maintained in the wetland area to 

prevent the domination of the wetland with reeds and bulrushes; 
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- long term management of vegetation and habitats to ensure long term compliance 
with the recommended creation of a diversity of habitats that will be suitable for the 
biological species that occur in the area. 
 

 A maintenance and management plan should be compiled to ensure long term 
management and monitoring of the wetland area. 

 
A Wetland Rehabilitation Plan (Belcher, T. BlueScience, March 2019) was formulated 
describing the method for clearing of nuisance reed growth, alien vegetation control, infilling 
and shaping of the wetland areas and revegetation of the rehabilitation areas. 

 
8.5 Amphibians 
  

Sungazer Faunal Surveys undertook an amphibian assessment of the site and development 
proposal (Burger, M. Sungazer Faunal Surveys, February 2020). The assessment includes 
inter alia the following key findings, conclusion and recommended mitigation measures – 
 
Key Findings and Conclusion: 
 
 It has been determined during the 2017 and 2019 surveys that Pan A can from time to 

serve as WLT breeding habitat because of seasonal flooding with fresh water, whereas 
the prospects of this happening at Pan B is less than for Pan A and it is seemingly even 
less so for Pan C. The overall suitability of the site as WLT breeding wetlands appears to 
be rather limited. The recommendation by Low (2017) to rehabilitate and manage this 
area as salt marsh habitat for waders seems a more sensible and practical option, rather 
than trying to create WLT breeding ponds in such a saline environment; 
 

 The salinity of the main Lake Michelle water body is currently close to or at the salinity 
threshold for WLT breeding requirements. Stormwater runoff that were previously 
directed onto the Phase 8 saltmarsh terrain should instead be directed to the main lake, 
which may potentially help to improve salinity levels for WLT breeding; 

  
 The centrally situated salt marsh wetlands of the site are characterised with dense reed 

infestations, which seemingly inhibits WLTs from utilising this terrain. The terrestrial 
terrain of the site does apparently serve as WLT shelter/foraging habitat and/or as WLT 
ecological corridors; 

  
 Although WLT shelter/foraging habitat will be lost due to the development, it is feasible 

to provide adequate substitute habitat within the development site. The development 
layout has been mindful of this and has incorporated various components to cater for 
shelter/foraging habitat and establishing ecological corridors. The conversion of dense 
reedbed habitat into more open terrestrial habitat along the outer areas of the site will 
likely provide additional substitute WLT shelter/foraging habitat; 

  
 The survey for the Cape Platanna was unsuccessful to capture or record any of the 

specimen. It is of course not possible to prove the actual non-occurrence of Cape 
Platannas within the site, but based on the current evidence it would appear as though 
this species is not present; 

  
 All factors considered, the No-Go Alternative generally provides less negative impacts 

for WLTs, whereas development Alternatives 1 and 2 (but not Alternative 3) provide 
some positive opportunities that are likely to improve conditions locally for WLTs. 
Development Alternative 3 is generally of a lower overall impact compared to 
Alternatives 1 and 2, but it lacks the positive opportunities associated with Alternatives 1 
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and 2 (i.e. increase of WLT shelter/foraging and dispersal/migration habitat and the 
instalment of amphibian underpasses along Noordhoek Main Road). In weighing up the 
positives and negatives that are associated with the fairly similar development 
Alternatives 1 and 2, Alternative 2 is the preferable option because it is a somewhat 
more refined version of Alternative 1. Although both meet the requirements of being 
appropriate and acceptable development options that would adequately cater for WLT 
considerations, Alternative 2 has better clustering and positioning of the residential units 
and lifestyle centre to free up more of the wetland habitat. It is therefore regarded as 
being the preferred of the two 110-unit development alternatives that were assessed. 

 
Recommended Mitigation Measures: 
 
Note that certain mitigation measures have already been incorporated with the preferred 
development alternative and these are not repeated below. The main existing or incorporated 
mitigation measures are: (1) the instalment of amphibian underpasses and related 
infrastructure along Noordhoek Main Road; (2) the conversion of reedbed habitat into WLT 
shelter/foraging habitat; (3) the inclusion of several WLT dispersal/migration corridors; and 
(4) the no-fence policy for individual residential properties. 
 
 Construction phase - 

 
- Other than for the purpose of landscaping and rehabilitation of the interior wetlands, 

all earthworks activities must be confined to the specific designated development 
nodes. 

 
 Operational phase - 

 
- Direct stormwater flow away from the Phase 8 wetlands; 
- Do not obstruct the spill-over of the main lake into the Phase 8 wetlands area, i.e. 

maintain the natural flooding of this area as it currently happens; 
- Establish lots of mixed gardening nodes similar to that currently in place within the 

greater Lake Michelle estate, to serve as substitute WLT shelter/foraging habitat; 
- Integrate logs and other forms of supplementary WLT shelters within the estate’s 

landscape; 
- Provide guidelines on toad-friendly gardening to residents; 
- Any essential wall or fences must be modified so as to make them permeable for 

WLTs at ground level; 
- The edges of roads and pavements should be gentle rather than steep-sided, so as 

not to hamper WLT movements; 
- Steep-sided canals and pitfalls (e.g. drains) should be closed off to prevent WLTs 

from falling in; 
- Raise the internal road along the Noordhoek Main Road boundary, and provide 

underpasses here; 
- Provide signage during the peak WLT season to alert drivers to toads on the roads; 
- Impose speed limits of 30 km/h along Lakeshore and Northshore drives and the 

proposed internal east/west boundary road, and 20 km/h on all the side roads (as 
per the current speed limits in place for the greater Lake Michelle estate). 

 
8.6 Mammals and Reptiles 
 

Sungazer Faunal Surveys undertook an assessment of mammals and reptiles (Burger, M. 
Sungazer Faunal Surveys, April 2019). The assessment includes inter alia the following key 
findings and conclusion – 
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Key Findings and Conclusion: 
 
 The Phase 8 development is situated in a flat, low-lying region in Noordhoek, which is 

characterised by radically transformed Hangklip Sand Fynbos with significant wetland 
components. Much of the wetland terrain is also transformed, with saltmarsh terrain 
being on the decline as increased freshwater (stormwater) flow are causing dense reed 
infestations. As a unit, the Phase 8 site is fairly homogenous, and it lacks topographical 
and geological diversity. These conditions are not conducive in terms of promoting 
faunal diversity; 
 

 Almost all of the species of mammals and reptiles that inhabit or visit this site are listed 
as being of Least Concern. The two exceptions are African Clawless Otter and Cape 
Dwarf Chameleon, both listed as Near Threatened; 

 
 Otters utilise much of the greater Lake Michelle estate aquatic habitats, including the 

Phase 8 site. This species is able to persist within the greater Lake Michelle estate in 
spite of the residential elements that skirt the main lake. Although the proposed Phase 8 
development would add to this network of residential units, the proposed layout is within 
the parameter balance of mixing the development components with environmental 
components so that a strong ecological resilience will be maintained. As such, the 
proposed Phase 8 development is regarded as being acceptable in the context of the 
wellbeing of the Lake Michelle estate otter population; 

 
 Likewise, the proposed development is not likely to impact negatively on the chameleon 

population on site. In fact, the conversion of the current terrain into landscape gardens 
(similar to the current Lake Michelle estate gardens) will improve habitat conditions for 
these chameleons and thus they are likely to increase in numbers in this particular area; 

 
 A few individuals of Cape Grysbok are present within Lake Michelle. The carrying 

capacity of the Lake Michelle is rather limiting in terms of supporting medium-sized 
angulates, and thus the scope of Lake Michelle serving as a sanctuary for species like 
the Cape Grysbok is also somewhat limited. The proposed landscape and vegetation 
alterations that are planned for the Phase 8 site will likely result in increased browsing 
opportunities for Cape Grysbok, but not in a significant way; 

 
 Caracal is another noteworthy or charismatic mammal that occurs in the general region 

and it is likely that some individuals may enter Lake Michelle from time to time; 
 

 In summary, it is concluded that the Lake Michelle mammal and reptile faunal groups do 
not represent any significant constraints in terms of the Phase 8 development proposal. 
The mitigation measures that were proposed in the botanical, wetland and WLT 
assessments, including the provisions for ecological corridors, are appropriate and 
adequate to also cater for the mammal and reptile assemblages. 

 
8.7 Avifauna 
 

Avisense Consulting undertook an avian assessment (Jenkins, A. Avisense Consulting, 
April 2019). The assessment includes inter alia the following key findings, conclusion and 
recommended mitigation and management – 
 
Key Findings and Conclusion: 
 
 The African Marsh Harrier is the only regionally threatened, locally resident species likely 

to be negatively impacted by the development proposal; 
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 The African Marsh Harrier is an obligate wetland species that nests in reed‐covered 

marshland and forages over wetland fringes, rank grassland and heathland and drier, 
open habitats such as cereal croplands; 

  
 Observations made during the study, combined with many incidental observations made 

during 30 years of living and conducting bird research on the South Peninsula, strongly 
indicate that a pair of harriers are breeding in the reedbed located between Lake 
Michelle in the northwest and Sunnydale and Masiphumelele in the southeast, extending 
to Wildevoëlvlei in the southwest. Although this suggests that the Phase 8 site is not a 
nesting area for the species, it is located close to where the harriers currently reside and 
breed and the existing habitat on the site is evidently regularly used by foraging birds; 

  
 The proposed construction and operation of the Phase 8 development will result in 

disturbance, displacement and habitat loss for a variety of currently resident or regularly 
visiting bird species. However, most of these are common and widespread and, if 
assessed in isolation, this impact is unlikely to be of great significance; 

  
 Similarly, while the cumulative impact of this project plus the sum of existing and future 

commercial, residential and infrastructure development on the condition of the 
Noordhoek wetland should not be under‐estimated, the limited extent of this project 
renders it a relatively low impact proposal in terms of its effect on the general avifauna; 

  
 Plans to rehabilitate and enhance the natural environment surrounding the development 

are likely to offset or mitigate much of the residual impact of its destructive footprint; 
  

 The exposure of more of the salt marsh and shallow water habitats is likely to favour 
wading birds, including a suite of plover and sandpiper species that do not presently 
occur at the site, as well as egret and heron species; 

  
 Rehabilitation and enhancement of vestigial areas of wetland fringe and Juncus beds 

could encourage threatened species such as Greater Painted Snipe Rostratula 
benghalensis to take up residence, while similar efforts in the fynbos and modified 
habitats are likely benefit the community of associated passerines, including various 
endemics that are present on the site now, but only in depleted numbers; 

  
 Overall, if done with due care and attention to detail, the proposed management of the 

wetlands around the Phase 8 development could conceivably increase the quality and 
diversity of habitats available to birds, resulting in the site supporting greater numbers of 
a higher diversity of wetland and fynbos species; 

  
 With careful management and mitigation, including the creation of restored and more 

diverse natural habitats for wetland and fynbos birds, the impacts can probably be 
reduced to sustainable levels and there is no reason not to authorise the proposed 
activity. 

 
Recommended Mitigation and Management: 
 
Key factors in mitigating impacts on the avifauna overall would include – 
 
 Conducting a pre-construction survey to ensure that no priority species (and in particular 

African Marsh Harrier) are breeding in or close to the development area; 
 



 

Lake Michelle, Noordhoek: Phase 8 (Rem. Erf 3823)                                             Planning Partners                                                                         
Planning Background / Need & Desirability                                                                    October 2020 

60 

 Eradication of alien plant species and rehabilitation of local endemic plants in vestigial 
areas of natural vegetation, with some level of connectivity between habitat fragments 
both within and outside of the development area; 

  
 Minimising noise and movement disturbance and all forms of pollution associated with 

the construction process and minimizing the destructive footprint of all lay-down areas 
and of the construction site itself; 

  
 Removal of some of the reedbeds to expose salt marsh, wetland fringe, shallow and 

open water habitats. This should not be done to the extent that the project area is lost as 
foraging habitat for African Marsh Harrier. Ideally the configuration of the project should 
leave more or less continuous tracts of reed and thick wetland habitat connecting 
currently undeveloped areas to the southeast with those to the northwest; 

  
 Creation of islands within re-established areas of open water to provide safe havens for 

birds and encourage various species to roost and nest on-site; 
  

 Careful screening of the occupied development from key areas of avian habitat to 
reduce noise- and movement-related disturbance. 

 
8.8 Visual Impact 
 

Karen Hansen Landscape Architect & Visual Impact Assessments undertook a visual impact 
assessment of the proposed development (Hansen, K. Karen Hansen Landscape Architect & 
Visual Impact Assessments, March 2019). The assessment includes inter alia the following 
key findings and conclusion – 
 
Key Findings and Conclusion: 
 
 The development is quite visually evident, but was designed not only for residential 

development, but also to manage the wetlands. The site under assessment forms the 
final phase of Lake Michelle. At present it appears as a natural buffer along the road, 
separating the residential suburbs of Crofters Valley and the existing Lake Michelle 
residences; 
 

 The sensitive receptors are some, but not all, of the residents of Crofters Valley that 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 Lekkerwater over which residential receptors from Sunnydale, 
Lekkerwater 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; 

 
 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; 
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 It is therefore the finding of this assessment that the 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; 

 
 It is the finding of this assessment that the proposed development would be visually 

acceptable and it is recommended that it could proceed. 
 
8.9 Heritage 
  

Cindy Postlethwayt undertook a heritage investigation for the development proposal and 
submitted the required documentation for consideration by HWC. HWC has responded with 
stating that (refer to Annexure S): 
 
“…the proposed retirement village with a lifestyle centre and the rehabilitation of wetland; will 
not impact on heritage resources. No further action under Section 38 of the National 
Heritage Resources Act (Act 25 of 1999) is required.” 

 
8.10 Transport 
  

ITS Engineers undertook a transport impact assessment (TIA) for the proposed development 
(Pretorius, L., Williams, T. ITS Engineers, February 2018, March 2019, April 2020). The 
assessment includes inter alia the following conclusion and recommendations: 
 
 The study intersections are currently operating at a good level-of-service during the 

weekday peak hours; 
 

 The proposed development will generate approximately 38 vehicular trips during both 
the a.m. and p.m. peak hours; 

 
 The impact of the additional development trips on the local street network is expected to 

be marginal on completion of the development as well as 5 years thereafter; 
 

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

 
 The City of Cape Town is currently involved in the detail design of Kommetjie Main Road 

and Ou Kaapse Weg dualling. It is expected that this will be constructed with in the next 
5 years. This upgrade will include NMT facilities and public transport facilities along Ou 
Kaapse Weg between Noordhoek Main Road and Kommetjie Main Road; 

 
 A sidewalk is proposed along Noordhoek Main Road as part of the development 

proposal. NMT facilities will also be included in the upgrade along the section of Ou 
Kaapse Weg between Kommetjie Main Road and Noordhoek Main Road; 

 
 There are sufficient public transport services along the routes in the immediate vicinity of 

the site. The taxi rank at Long Beach Mall is within walking distance from the site. In 
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addition, Ou Kaapse Weg will also be upgraded in the near future, which includes a bus 
embayment near the intersection of Buller Louw Drive and Ou Kaapse Weg; 

 
 It is recommended that the findings of the TIA be supported as the impact on the 

transportation network in the vicinity of the site is expected to be marginal. 
 
8.11 Socio-Economic 
  

Tony Barbour Environmental Consulting and Research undertook a socio-economic 
assessment for the proposed development (Barber, T., Herschell, E. Tony Barbour 
Environmental Consulting and Research, October 2020). The assessment includes inter alia 
the following key findings, recommendations and conclusion - 
 
Key Findings: 
 
 Need for Retirement Housing 

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

the South African population is 60 years or older and that the proportion of elderly 
persons aged 60 years or older is increasing over time; 

- Currently, those aged 60 and over make up 8% of the population, while those 
50 years and above comprise almost double that at 15.8%. Retirement property 
meanwhile is not keeping pace, comprising only a small portion of SA’s housing 
stock. A lack of supply means retirement homes are relatively scarce and 
expensive, especially for those with modest funds who battle to find accommodation 
and often face long waiting lists; 

- Interviews held with representatives of five existing retirement villages within a 6 km 
radius of the site indicate that occupancy rates of the facilities surveyed are 100%, 
with long waiting lists (in excess of 10 years) and that there is generally agreement 
that additional retirement accommodation is needed. 

 
 Fit with Policy and Planning 

 
- There is a noted need for additional retirement housing in the area; 
- The proposed development supports a number of objectives and principles 

contained in the Western Cape SDF, City of Cape Town SDF and City of Cape 
Town IDP; 

- The proposed development supports a number of objectives set out in the City of 
Cape Town’s Densification Policy; 

- The site is located within the City of Cape Town’s urban edge; 
- There appear to be no major policy and planning related constraints affecting the 

proposed development from a socio-economic perspective. 
 

 Construction Phase Impacts 
 
- Potential Positive Impacts: 

 
o Creation of business and employment opportunities 
 
The construction phase will extend over a period of approximately 2 years and 
create in the region of 1 000 employment opportunities. This will be made up of 500 
(50%) low skilled workers, 350 (35%) semi-skilled workers and 150 (15%) skilled 
workers. 
 



 

Lake Michelle, Noordhoek: Phase 8 (Rem. Erf 3823)                                             Planning Partners                                                                         
Planning Background / Need & Desirability                                                                    October 2020 

63 

The majority of employment opportunities are likely to be taken up by Historically 
Disadvantaged Individuals (HDIs). The total wage bill for the construction phase will 
be in the region of R 96 million (2017 Rand value). This would represent a 
significant opportunity for the local building sector and members of the local 
community who are employed in the building sector. The potential creation of 
employment opportunities for local HD members of the community is therefore 
regarded as an important social benefit given that slump in the building sector since 
2008. 
 
The capital expenditure associated with the proposed development is in the region 
of R 400 million (2017 Rand value). The majority of work during the construction 
phase is likely to be undertaken by local contractors and builders. The majority of 
the building materials associated with the construction phase will also be sourced 
from locally based suppliers. The proposed development will therefore also 
represent a positive benefit for the local construction and building sector in the City 
of Cape Town. The wage spend will also benefit the local economy. 
 
The significance of the potential positive construction phase impacts with mitigation 
was assessed to be of high positive significance. 
 

- Potential Negative Impacts: 
 
o Impacts associated with the presence of construction workers on site; 
o Security and safety impacts associated with the presence of construction 

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

and the movement of heavy vehicles. 
 
The significance of the potential construction phase negative impacts with mitigation 
was assessed to be of low negative significance. All of the potential negative 
impacts can therefore be effectively mitigated if the recommended mitigation 
measures are implemented. In addition, given that the majority of construction 
workers will be locally based the potential risk at a community level to local family 
structures and social networks is regarded as low negative significance. 
 

 Operational Phase Impacts 
 
- Potential Positive Impacts: 

 
o Creation of business and employment opportunities 
 
The retirement village will create approximately 30 permanent opportunities. 
Additional employment opportunities (approximately 66) will also be created for 
domestic workers, gardeners and care workers. The majority of the employment 
opportunities are likely to benefit HDIs. 
 
The operational phase will also create opportunities for local businesses, such as 
local maintenance and building companies, garden services and security 
companies, petrol stations, shops and restaurants, etc. 
 
o Broaden the rates base 
 
The monthly rates bill would be in the region of R 2 million per annum (2017 Rand 
values). In addition, the proposed development would also generate revenue for the 
City of Cape Town from the consumption of water and electricity. 
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o Creation of safe and quality retirement accommodation and rehabilitation of 

wetland areas 
 
Alternatives 1 and 2 both involve the establishment of 110 units, and the provision of 
this number of units will contribute to meeting the growing need for safe and secure 
retirement accommodation. Both Alternative 1 and 2 are designed to create a safe 
and quality living environment for residents, including the establishment of an open 
space system linked to the rehabilitation of the wetland. The findings of the mid-
2015 report by Statistics SA indicate that the development of retirement facilities 
was not keeping pace with the demand. 
 
The significance of the potential positive operational phase impacts with mitigation 
was assessed to be of medium positive and high positive significance. 

 
- Potential Negative Impacts: 

 
o Potential impact on Lake Michelle Estate and existing residents 
 
A number of issues and concerns were raised during the interviews with the 
representative from Lake Michelle Estate. The issues raised do not lend themselves 
to assigning a significance rating. However, they need to be brought to the attention 
of the developer for consideration. 
 

 Cumulative Impacts 
 
- Cumulative Impacts on Traffic and Bulk Services: 

 
 The potential negative cumulative impacts are linked to impact on traffic and bulk 
services. Developments in the Deep South study area over the last 10 or so years 
have created increasing traffic congestion problems, specifically for Ou Kaapse Weg 
and Fish Main Road that extends through Clovelly, Kalk Bay and St James. The 
establishment of the proposed development will contribute to the traffic volumes on 
the road system in the Deep South. The contribution will add to the traffic associated 
with a number of other proposed developments in the area.  
 
However, the findings of the transport impact assessment undertaken by ITS 
Engineers indicate that that the impact on the transportation network in the vicinity of 
the site is expected to be marginal. 
 
Further, the findings of the civil services study undertaken by ICON Consulting 
Engineers indicate that the proposed development can be adequately serviced with 
both external and internal services. The report also notes that this has been 
confirmed by the City of Cape Town. 
 

- Cumulative Impact on Local Economy: 
 
 The potential positive cumulative impacts are linked to the benefits to the local 
economy associated with expenditure by residents of the retirement village. As 
indicated, this would create opportunities for local businesses in the Noordhoek / 
Sun Valley / Fish Hoek area, such restaurants, shops and service providers. 
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 No-Development Option 
 
The No-Development Alternative would represent a lost opportunity for the local 
economy, the City of Cape Town and the potential residents who would benefit from the 
living in a safe and well-designed estate. The lost opportunity relates to the employment 
opportunities associated with the construction and operational phases, as well as the 
benefits associated with broadening the City of Cape Town’s rates base. The No-
Development Alternative is not supported. 

  
Recommendations: 
 
 The developer should inform the local authority, local community leaders, organizations 

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

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

 
 The developer in consultation with the appointed contractor/s should look to employ a 

percentage of the labour required for the construction phase from local area in order to 
maximize opportunities for members from the local HD communities; 

 
 The developer should seek to appoint locally based contractors where ever possible; 

 
 The developer in consultation with the appointed contractor should implement an 

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

 
 The movement of construction workers on and off the site should be closely managed 

and monitored by the contractors. In this regard the contractors should be responsible 
for making the necessary arrangements for transporting workers to and from site on a 
daily basis; 

 
 No construction workers, with the exception of security personnel, should be permitted to 

stay overnight on the site; 
 

 Construction related activities should comply with all relevant building regulations. In this 
regard activities on site should be restricted to between 07h00 and 18h00 during 
weekdays and 08h00 and 13h00 on Saturdays. No work should be permitted after 13h00 
on Saturdays and on Sundays; 

 
 The Environmental Management Plan (EMP) for the development must be in line with 

the EMP for Lake Michelle; 
 

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

 
 Movement of heavy construction vehicles and abnormal loads along Ou Kaapse Weg, 

Silvermine Road and Noordhoek Main Road should be timed to avoid peak traffic hours; 
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 All vehicles must be road-worthy and drivers must be qualified, made aware of the 
potential road safety issues and the need for strict speed limits; 

 
 The footprint area cleared for development should be minimised and dust suppression 

measures, such as spreading mulch over exposed areas, should be implemented. 
Details of the dust suppression measures should be listed in the EMP; 

 
 Dust suppression measures must be implemented for heavy vehicles such as wetting of 

internal gravel roads on a regular basis and ensuring that vehicles used to transport 
sand and building materials are fitted with tarpaulins or covers. 

  
Conclusion: 
 
 The findings of the socio-economic assessment indicate that the proposed development 

is located inside the demarcated urban edge and that the proposed development 
complies with and is supported by the local land use planning proposals for the area; 
 

 The findings of the socio-economic assessment also indicate that the construction and 
operational phases of the proposed development would result in a number of positive 
social benefits for the local community and the area as a whole. These include the 
creation of employment and business opportunities and broadening of the rates base; 

 
 The proposed development would assist to meet the need for retirement accommodation 

and create a safe and quality living environment for retirees; 
 

 The findings of the socio-economic assessment indicate that all of the potential negative 
impacts can be effectively mitigated; 

 
 The No-Development Alternative is not supported; 

 
 It is recommended that the proposed development be supported, subject to the 

implementation of the recommended enhancement and mitigation measures contained 
in the socio-economic assessment and other specialist studies. 

 
9. STRATEGIC PLANNING DIRECTIVES 
 

There are several strategic plans and policies which have been compiled for the broader 
area within which the property is located. These range from a provincial perspective in the 
form of the Western Cape Provincial Spatial Development Framework, to the more localised 
plans of the City of Cape Town. 
 
It should be noted that in terms of the Constitution and the legislation that emanated from it, 
Municipalities are compelled to structure their administration, budget and planning processes 
to promote the social and economic development of the community. Municipalities are 
compelled to create conditions that are conducive to job creation and must fulfil their 
mandate of providing services in such a manner so as to achieve social, economic and 
environmental sustainability. The proposal is directed at achieving this mandate. 

 
9.1 Western Cape Provincial Spatial Development Framework (2014) 

 
The guiding principle of the Western Cape Provincial Spatial Development Framework 
(PSDF) is sustainable development. Accepted international consensus is that sustainability 
consists of three pillars, often referred to as the “triple bottom line”, namely “economic 
efficiency / prosperity”, “ecological integrity” and “social equity”. Sustainability encompasses 
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all three pillars. Ecological integrity or social equity alone does not constitute sustainability. 
The triple bottom line propagates a holistic approach. 
 
The overall policy objective of the PSDF is therefore to secure environmentally sustainable 
development and the use of natural resources while promoting socio-economic development 
of the Western Cape Province. 
 
The PSDF is based on a number of guiding principles that are relevant to the proposed 
development namely: 
 
 Spatial justice; 
 Sustainability and resilience; 
 Spatial efficiency; 
 Accessibility; 
 Quality and liveability. 
 
A. Spatial justice 

 
A socially just society is based on the principles of equality, solidarity and inclusion. 
While equal opportunity targets everyone in the community, social justice targets the 
marginalised and disadvantaged groups in society. Past spatial and other development 
imbalances should be redressed through improved access to and use of land by 
disadvantaged communities. 
 
The proposed development does not specifically address spatial justice through, e.g. the 
provision of subsidised housing. It should however be noted that the proposed 
development will – 
 
- Provide housing for the retired and aged; 
- Diversify (or integrate) the residential mix and products offered by Lake Michelle and 

the wider Noordhoek / Sun Valley area; 
- Create employment opportunities for Historically Disadvantaged (HD) members of 

the local community. The majority of the employment opportunities created by the 
proposed development is likely to benefit local HD members. 
 

B. Sustainability and resilience 
 
Land development should be spatially compact, resource-frugal, compatible with cultural 
and scenic landscapes and should not involve the conversion of high potential 
agricultural land or compromise eco-systems. Resilience is about the capacity to 
withstand shocks and disturbances such as climate change or economic crises, and to 
use such events to catalyse renewal, novelty and innovation. The focus should be on 
creating complex, diverse and resilient spatial systems that are sustainable in all 
contexts. 
 
It should be noted that the proposed development – 
 
- Is spatially compact (taking the property’s environmental characteristics into 

account); 
- Falls within the urban edge as previously defined by the Peninsula Urban Edge 

Study and City of Cape Town Municipal Spatial Development Framework; 
- Falls within the urban edge as defined by the Southern District Plan; 
- Provides the opportunity to rehabilitate the wetland in terms of species diversity and 

functioning; 
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- The environmental impact assessment concluded that not developing the site as 
proposed would result in no changes to the aquatic ecosystems within the site from 
its current state. This would imply that there would be the current ongoing loss of the 
saltmarsh habitats, as well as growth of nuisance reeds and bulrush. A negative 
trajectory of ecological condition of the aquatic ecosystems could thus be expected 
on the site should the property not be developed as proposed. 

 
C. Spatial efficiency 

 
Efficiency relates to the form of settlements and use of resources - compaction as 
opposed to sprawl; mixed-use as opposed to mono-functional land uses; and 
prioritisation of public transport over private car use. When a settlement is compact 
higher densities provide thresholds to support viable public transport, reduce overall 
energy use, and lower user costs as travel distances are shorter and cheaper. 
 
The proposed development – 
 

- Is spatially efficient (taking the properties environmental characteristics into 
account); 

- Diversifies the residential options offered by Lake Michelle and the broader 
Noordhoek / Sun Valley area; 

- The proposed density and proximity to Noordhoek Main Road will assist to 
contribute towards supporting public transport. 

 
D. Accessibility 

 
Improving access to services, facilities, employment, training and recreation, including 
improving the choice of safe and efficient transport modes (e.g. public transport, private 
vehicle, bicycle, walking and wheelchair) is essential to achieving the stated settlement 
transitions of the NDP and OneCape 2040. 
 
The proximity of the proposed development to Noordhoek Main Road and the Sun 
Valley and Longbeach shopping malls do assist in addressing accessibility and efficient 
transport modes. Provision has also been made for NMT and linking an internal 
pedestrian system thereto. 
 

E. Quality and liveability 
 
The quality of an environment directly contributes to its liveability. A good environment is 
one that is legible, diverse, varied and unique. The legibility of a place is contributed to 
the existence of landmarks such as notable buildings and landscaping or well-defined 
public space as well as the legibility and structure of its street networks. Diverse 
environments provide a variety of opportunities, experiences and choice. The more 
varied a place, the more valued because of the individual qualities that make it 
distinctive from other places. 
 
Liveable settlements feature a balance between individual and community, of logic and 
feeling, of order and random incident. In many cases, a town’s public realm provides 
coherence and order while countless private ventures introduce variety and interest. One 
condition benefits from the other. The quality of space can define the liveability of a 
place. They need to be safe and attractive. 
 
The proposed retirement village has been designed to provide a quality environment for 
the inhabitants and improve ecological diversity and function. 
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The PDSF states that in order to secure a more sustainable future for the Province, it is 
important that settlement planning and infrastructure investment achieve: 
 
 Higher densities; 
 A shift from a suburban to urban development model; 
 More compact settlement footprints to minimise environmental impacts, reduce the costs 

and time impacts of travel and enhance provincial and municipal financial sustainability 
in relation to the provision and maintenance of infrastructure, facilities and services; 

 Targeting investment in areas of high population concentration and socio-economic 
exclusion. 

 
By prioritising a more compact urban form through investment and development decisions, 
settlements in the Western Cape can become more inclusionary, widening the range of 
opportunities for all. 
 
The PSDF promotes the development of urban related land uses within the urban edge and 
the densification of residential areas. The PSDF notes that “The 2009 PSDF proposed an 
increase of the average density of approximately 12 dwelling units (du) per hectare (ha) to 
25du/ha, with 3-6 du/ha on the urban periphery and 40-60 du/ha in the urban core”. 
 
Policies contained in the PSDF in support of the proposed development include inter alia the 
following: 
 
Policy R1: Protect Biodiversity and Ecosystem Services –  
 

- According to the biodiversity network for the Cape Town municipal area, the site is 
demarcated as “Other Natural Vegetation”. It should be noted that the wetland within 
the site is earmarked for rehabilitation, facilitated by the proposed development. This 
represents a positive move forward as the wetland areas are under pressure from 
reduced functionality. 

 
Policy S1: Protect, Manage and Enhance Sense of Place, Cultural and Scenic Landscapes –  
 

- The proposed development will protect remaining saltmarsh habitat and rehabilitate 
degraded saltmarshes whereby wader birds will be drawn back to the area and add to 
the sense of place and scenic landscape. 

 
Policy S3: Promote Compact, Mixed Use and Integrated Settlements –  
 

- The proposal promotes a compact and efficient urban environment that optimises 
resources and the utilisation of land, with due consideration to site characteristics; 

- The proposal diversifies (or integrates) the residential mix and products offered by 
Lake Michelle and the wider Noordhoek / Sun Valley area. 
 
 

Policy S5: Promote Sustainable, Integrated and Inclusive Housing (formal and informal 
                 markets) –  
 

- Increase densities of settlements and dwelling units in new housing projects: 
 
The proposal promotes a compact and efficient urban environment that optimises 
resources and the utilisation of land, with due consideration to the site’s biophysical 
characteristics. 
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- Achieve a wider range of housing opportunities with regards to diversity of tenure, 
size, density, height and quality: 
 
The proposal diversifies (or integrates) the residential mix and products offered by 
Lake Michelle and the wider Noordhoek / Sun Valley area. Housing opportunities for 
the elderly are proposed. 

 
A key concept related to the space economy policies identified in the PSDF is to incentivise 
mixed land use and economic diversification in urban and rural land markets. 
 
Further, the Western Cape Medium Term Budget Policy Statement reflects the Province’s 
development priorities. Priority should be given to inter alia: 
 
 Promoting economic growth; 
 Increasing employment and decreasing unemployment. 
 
The development proposal complies with the PSDF’s guiding principle and overall policy 
objective of sustainable development, i.e. economic efficiency / prosperity, ecological 
integrity and social equity. Further, the proposals comply with and are compatible with the 
guiding principles, development priorities and numerous policies as contained in the PSDF. 

 
9.2 Peninsula Urban Edge Study (2001) 

 
The Peninsula Urban Edge Study notes that the urban edge manages and promotes growth 
and development by means of the following: 
 
 Reduces low density and discontinuous development; 
 Protects significant environments and resources; 
 Promotes an efficient and environmentally sustainable urban form. 
 
The study notes that the demarcation of the edge segment in the facility of the site was 
influenced by: 
 
 non-urban zone criteria (natural environmental issues) i.e. hydrology and floodplains; 
 visual characteristics; 
 unique wetland; 
 geotechnical constraints. 
 
The Peninsula Urban Edge Study indicated that Lake Michelle falls within the urban edge of 
Noordhoek (refer to Figure 12 below). Development within the urban edge is compliant and 
compatible with the proposals as made by the urban edge study. 

 
9.3 City of Cape Town Integrated Development Plan (IDP) 

 
The IDP represents the overarching strategic framework through which the City of Cape 
Town aims to realise its development vision for the city. The City’s development vision rests 
on five pillars, including inter alia: 
 
 Pillar 1:  Ensure that Cape Town continues to grow as an opportunity city; 
 Pillar 4:  Ensure that Cape Town is an inclusive city. 
 
Spearheading this vision is a focus on infrastructure investment and maintenance to provide 
a sustainable drive for economic growth and development, greater economic freedom and 
increased opportunities for investment and job creation. 
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With regard to the City of Cape Town as an ‘opportunity city’, the IDP notes that the core 
focus of fulfilling this vision would be to create an economically enabling environment in 
which investment could grow and employment created, for only by having employment could 
people make the most of their lives and attain dignity. With regard to the City as an ‘inclusive 
city’, the IDP notes that an inclusive city would be one where everyone has a stake in the 
future and enjoys a sense of belonging, including historically marginalised people and 
communities. 
 
The development proposal is considered compliant and compatible with the strategic 
framework of the IDP, as also indicated in the following section. 

 
9.4 City of Cape Town Municipal Spatial Development Framework (2018) 
 

The City of Cape Town Municipal Spatial Development Framework (MSDF) is an approved 
development framework in terms of the Local Government: Municipal Systems Act, 2000 and 
is deemed to be the municipal spatial development framework applicable in terms of the 
Municipal Planning By-Law, 2015 (MPBL). 
 
The MSDF (2018) changed the narrative and use of the MSDF document from a largely 
prescriptive tool with mapping informed by highly detailed spatial planning categories 
(SPCs), as in the case of the MSDF (2012), to a facilitative tool used to promote 
development in priority spatial locations. 
 
To provide access to more opportunities for more people, the City’s focus is on inward 
growth and investment to support dense, diverse and transit orientated land uses. 
 
The CTMSDF’s spatial vision is stated as: 
 
“The City is intent on building – in partnership with the private and public sector – a more 
inclusive, integrated and vibrant city that addresses the legacies of apartheid, rectifies 
existing imbalances in the distribution of different types of residential development, and 
avoids the creation of new structural imbalances in the delivery of services. Key to achieving 
this spatial transformation is transit-oriented development (TOD) and the densification and 
diversification of land uses.” (emphasis added) 
 
The MSDF identifies areas suitable for urban development and catalytic interventions to 
achieve spatial transformation; areas where the impact of development must be managed; 
and areas not suited for urban development. The MSDF states that “the basis for growth 
management in the City is established via four primary Spatial Transformation Areas…”. 
These are the Urban Inner Core, Consolidation Areas, Discouraged Growth Areas and 
Critical Natural Assets. 
 
The MSDF’s Consolidated Spatial Plan Concept (Map 5d as contained in the MSDF) depicts 
these spatial transformation areas spatially across Cape Town. Lake Michelle and Rem. 
Erf 3823 are demarcated as located within a “Consolidation Area”. The Consolidated Spatial 
Plan Concept, as extracted from the MSDF, is shown in Figure 13 below. 
 
It is noteworthy that one of the desired spatial outcomes for Consolidation Areas is 
“incremental intensification (density and diversity) via subdivisions/second and third dwellings 
and rezonings.” The proposed development is in compliance with the categorisation of the 
site as Consolidation Area. 
 
The ‘Checkers / Long Beach Mall’ wetland to the southeast is demarcated as “Discouraged 
Growth Area” and the Papkuilsvlei wetlands to the west and southwest as “Critical Natural 
Assets”. 
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Other factors worth noting when considering the proposal in relation to the spatial maps 
included in the MSDF include the following: 
 
 The Phase 8 site is not reflected as a “precautionary area” in Map 5a: Precautionary 

Areas Reflecting Natural and Manmade Potential Development Constraints of the 
MSDF. The site does however fall in close proximity to “high risk fire lines” associated 
with the natural areas towards the southwest and southeast adjacent to Lake Michelle. 

 
 Map 5b: Biodiversity Network and Marine Protected Areas identifies portions of the site 

as “other natural areas (buffer 1)” and “wetlands”. This map and relevant sections in the 
MSDF do however not refer to the developmental history of the site, the quality of the 
wetland (e.g. previous disturbance) and its functioning or its habitat diversity. Buffer 1 is 
defined in the MSDF as: “Rural areas, game and livestock farming areas, and other 
natural vegetation areas that do not form part of the core areas, but are recognised as 
areas that could provide opportunities to establish biodiversity offsets. Essential utility 
service infrastructure may be accommodated in buffer 1 areas.”  

 
 There is an aquifer below most of the valley basin as shown in Map 5c: Agricultural 

Areas of Significance & Aquifers of the MSDF. 
 
The MSDF is further underpinned by a variety of strategies, policy statements and policy 
guidelines that are intended to ensure that land use is managed consistently in line with the 
City’s vision and spatial goals and contributes to the achievement of the long-term 
metropolitan spatial structure. 
 
The following key strategies are identified in the MSDF: 
 
 Key Strategy 1: Build an inclusive, integrated, vibrant city. 
 Key Strategy 2: Manage urban growth, and create a balance between urban 

 development and environmental protection. 
 Key Strategy 3: Plan for employment, and improve access to economic opportunities. 
 
In the context of this application and the site’s biophysical characteristics, Key Strategy 2 is 
the most applicable. Imperatives for this spatial strategy are: 
 
 Making more efficient use of non-renewable resources, such as land, water and 

biodiversity, including protecting and maintaining existing surface and groundwater 
resources and sustainably managing existing and future water supplies; 

 Using the natural environment to support spatial justice by enhancing access for all 
citizens to a quality open space network, offering community, recreational, non-
motorised transport and economic opportunities; 

 Avoiding or appropriately managing any negative development impact on natural 
resources, considering their finite nature and the costs relating to rehabilitating or 
mitigating degraded natural areas; 

 Taking into account biodiversity, aquatic resources and networks as well as agricultural 
areas when planning new development; and 

 Actively pursuing national biodiversity targets as well as those identified in the City’s 
Bioregional Plan. 

 
Key Strategy 2 contains a number of sub-strategies and policies that aim to give direction to 
the overall strategy. A number of pertinent sub-strategies, policies and policy guidelines 
are highlighted in Table 4 below. 
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Table 4: Key Strategy 2 (MSDF): Pertinent Sub-Strategies, Policies and Policy 
Guidelines  

 
Sub-Strategy: Encourage a More Compact Form of Development 

Policy Statement Applicable Policy Guidelines 

 
Policy 19: 
Promote appropriate 
land use intensity 

 
19.1  Intensification of land uses should be encouraged, and a better 

mix of land uses should be supported. 
 
19.2  The location, height, scale, form and orientation of higher-

density development should be guided by:  
 suitability of the area such as surrounding land use 

character, access to public transport, proximity to 
employment, services and community facilities, proximity to 
public open space, infrastructure availability; 

 applicable policy frameworks such as District SDPs, local 
spatial plans, density plans, urban design and architectural 
guidelines; 

 the spatial locations targeted for different types of 
densification; and 

 contextual informants such as the natural environment, 
land use, built and heritage character, sense of place, 
infrastructure availability and socio-economic 
considerations. 

 
19.4  An urban rather than suburban model of development should be 

encouraged. 
 

Sub-Strategy: Facilitate Urban Development  
 
Policy 20: 
Enable resource efficient 
development 

 
20.1   Promote green buildings in line with relevant guidelines. 
 
20.2   Promote low carbon development, i.e. small-scale energy 

generation, accessible mass transit and higher densities in line 
with the TOD spatial framework, efficient urban form, accessible 
non-motorised transport networks, appropriate mix of land uses, 
inward growth and development. 

 
Sub-Strategy: Appropriate Management of Development Impacts on Natural Resources and 
                        Critical Biodiversity Impacts   
 
Policy 23: 
Increase efforts to protect 
and enhance biodiversity 
networks at all levels of 
government. 
 

 
23.1  Utilise the Bioregional Plan to assess the impact of development 

on critical biodiversity areas and endangered species, and make 
decisions related to the city’s biodiversity network based on the 
development guidelines in the relevant District SDF, the 
bioregional plan and up-to date mapping of the city’s biodiversity 
network. 

 
23.2 Consolidate existing conservation areas and protected areas, 

especially where they provide buffering from climate change 
impacts. 

 
23.3 Biodiversity areas shall be connected and existing linkages 

protected, maintained and improved. 
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Policy 24: 
Reduce the impact of 
urban development on river 
systems, wetlands, 
aquifers, aquifer recharge 
areas and discharge areas 
 

 
24.2  Land use management decisions should take the following 

WSUD principles into account: 
 maintain the natural hydrological behaviours of catchments; 
 protect water quality of surface and groundwater systems; 
 minimise demand on the potable water supply system; 
 minimise sewage discharges into the natural environment; 

and 
 integrate water with the landscape to enhance visual, social, 

cultural and ecological values. 
 

  
Taking the abovementioned into account, it should be noted that the proposed 
development – 
 
- Promotes appropriate land use intensification; 
- Provides for a better mix of land uses; 
- Have considered the surrounding land use character; 
- Provides residential opportunities in close proximity to open spaces; 
- Have considered the availability of infrastructure and services; 
- Have been guided by strategic planning principles, strategies and policies; 
- Have been guided by contextual informants; 
- Have been assessed with regards to its environmental impacts and positive outcomes; 
- Will enhance biodiversity networks; 
- Connects biodiversity areas and improves linkages; 
- Reduces the impact of urban development by maintaining natural hydrological 

behaviours, protecting water quality and integrating water with the landscape to enhance 
visual, social, cultural and ecological values; 

- Promotes a culture of sustainable development; 
- Provides the communities of Noordhoek and surrounds with new housing and economic 

opportunities; 
- Contributes to achieving a sustainable economy; 
- Contributes to addressing local poverty; 
- Improves urban efficiency by diversifying and densifying; 
- Creates a safe, high-quality living environment. 
 
The proposed development therefore complies with and is compatible with key principles, 
spatial strategies, policies, sub-strategies and policy guidelines as contained in the MSDF. 

 
9.5 Southern District Plan (2012) 
 

The Southern District Plan was informed by the previous MSDF (2012). The plan applies the 
strategies and policies of the MSDF (2012) to the district level. 
 
The District Plan is underpinned by the abovementioned three key spatial strategies. Once 
again, Key Strategy 2 has particular relevance for Lake Michelle. However, the District Plan 
also contains district-level spatial development guidelines, an Environmental Management 
Framework and supplementary development guidelines at the sub-district level. 
 
Natural assets are considered one of the primary structuring elements within Key Strategy 2. 
More specifically, “the water system and mountain to sea ‘blue ways’” is highlighted as one of 
the fundamental natural assets within the spatial structure as “the conservation, 
enhancement, and sound management of the rivers, wetlands and estuaries are critical to 
the sustainable functionality of the water system” (emphasis added). 
 



 

Lake Michelle, Noordhoek: Phase 8 (Rem. Erf 3823)                                             Planning Partners                                                                         
Planning Background / Need & Desirability                                                                    October 2020 

77 

District-level spatial development guidelines: 
 
The District Plan contains a composite spatial development plan of which the latest version is 
dated May 2014 (see Figure 14 below) which identifies various SPCs that specify the 
inherent land use suitability of the City’s environmental, cultural and urban landscapes, as 
well as various structuring elements. The District Plan indicates that the land on which Phase 
8 is located is within the urban edge, between two existing urban development areas 
(existing Lake Michelle phases and Crofter’s Valley) and categorised as a mixture of “Urban 
Development”, “Buffer 1” and “Waterbodies”. Noordhoek Main Road directly to its north is 
classified as a “Connector Route”. 
 
Urban Development is defined by the District Plan as “Buildings and infrastructure with a 
residential purpose as well as offices, shops, community facilities and other associated 
buildings, infrastructure and public open space necessary to provide for proper functioning of 
urban areas and amenity and recreation…” 

 
Buffer 1 is defined as “Rural areas, game and livestock farming areas, and other natural 
vegetation areas that do not form part of the core areas, but are recognised as areas that 
could provide opportunities to establish biodiversity offsets. Essential utility service 
infrastructure may be accommodated in buffer 1 areas.” 
 
The Buffer 1 categorisation recognises the existence of the wetland on the site. The District 
Plan does however not refer to the developmental history of the site, the quality of the 
wetland (e.g. previous disturbance), wetland functioning and habitat diversity. 
 
Guidelines for areas designated as Buffer 1 are as follows: 
 
 Where possible, all new utility infrastructure, services and structures should be located 

outside of these areas. 
 Low impact activities (as per Core 1/2) may be appropriate, i.e. activities such as passive 

recreation (e.g. walkways and trails), environmental education and tourism may be 
appropriate, but should be subject to stringent controls (e.g. limits to development 
footprint, management plans). 

 Reference should be made to the EMF’s conservation and biodiversity priority zone and 
specific environmental attribute detail for further guidance around the desirability of 
specific activities in these areas. 

 
“Waterbodies” are not specifically defined in the District Plan, nor are any development 
guidelines attributed to them. 
 
Environmental Management Framework: 
 
The Environmental Management Framework (EMF) describes the Environmental Impact 
Management Zones (EIMZ) which must be considered in planning, development and 
environmental and land management decisions. Environmental management guidelines are 
identified within each EIMZ. 
 
“Rivers and Wetlands and their associated buffer areas” are identified as a sub-category 
within the Hydrological EIMZ. The saltmarsh at Lake Michelle is considered a “wetland” and 
the land surrounding it is “an associated buffer area” and therefore a large portion of 
Rem. Erf 3823 falls within this EIMZ. 
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According to the Environmental Impact Management Table for this sub-category of the 
Hydrological EIMZ, “the kinds of developments, land uses or activities that would be 
undesirable” are: 
 
“Any land use or activity that will have an impact on the vegetation cover or hydrological 
functioning of the buffer area, including: 
 
 … 
 Residential development; 
 … 
 Utilities and infrastructure; 
 … 
 Infilling/reclamation; and…” 
 
Any development proposal within areas categorised as “wetlands and their associated buffer 
areas” will therefore need to be assessed in terms of integrated environmental management 
principles. Such assessment would need to indicate that a proposed development does not 
constitute a substantial detrimental impact on the environment and/or has positive 
environmental outcomes in order for such development proposal to be considered 
favourable. 
 
As the proposal falls with the areas categorised as “wetlands and their associated buffer 
areas”, the proposed development has been assessed in terms of the integrated 
environmental management principles. The proposed development does not constitute a 
substantial detrimental impact on the environment, but rather represents a positive 
environmental outcome, which development will also lead to substantial positive socio-
economic benefits. 
 
Sub-district development guidelines: 
 
The site falls within Sub-district 4, which is known as the ‘Far South’. While the vision for this 
sub-district does “strongly encourage urban development that offers a wider variety of urban 
forms and opportunities to which an increasing range of people can have access to”, a 
specific development guideline is to “limit and carefully manage development in high visual 
impact urban edge areas, near rivers and wetlands, and areas away from the Kommetjie 
Main Road route, including Noordhoek and small coastal villages.” 
 
The areas categorized as “Urban Development” currently accommodates the existing access 
infrastructure (i.e. the western and eastern gatehouses and access roads), estate offices and 
maintenance facilities and is therefore considered consistent with the District Plan. 
 
However, as portions of the remainder of the site are to be developed for residential 
purposes, application to deviate from the spatial plan of the District Plan is necessary in 
order to change portions of the site’s categorisation from “Buffer 1” and “Waterbodies” to 
“Urban Development”. Such deviation must be motivated according to ‘site specific 
circumstances’. The SPCs of “Urban Development”, “Buffer 1” and “Waterbodies” are still 
present in the preferred development option of Alternative 2, but it is proposed to amend and 
refine the location of these spatial categories across the site. 
 
The current planning and environmental assessment process should be regarded as a 
process of testing and refining the spatial categories of the site through detailed investigation 
and assessment. In this regard, the following site specific circumstances should be noted 
as motivation for deviating from the spatial plan of the District Plan and for the development 
of the site as proposed: 
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 Lake Michelle is an artificially deepened lake, of which the permanent water body is 

being regulated, accommodating a residential marina; 
 

 Lake Michelle was approved on a phased basis. The last remaining phase of the 
development, i.e. Phase 8 (Rem. Erf 3823), remains largely undeveloped; 

 
 The proposed development and the associated assessments that underpin the 

proposals form part of the ongoing development of Lake Michelle and constitutes the 
completion thereof; 

 
 Phase 8 is located between existing developed phases of Lake Michelle to the 

southwest and Noordhoek Main Road to the northeast; 
 

 The property is regarded as located within the urban edge as indicated by the Urban 
Edge Study, the MSDF and Southern District Plan; 

 
 Lake Michelle and Rem. Erf 3823 are demarcated as located within a “Consolidation 

Area” in terms of the MSDF. One of the desired spatial outcomes for Consolidation 
Areas is “incremental intensification (density and diversity) via subdivisions/second and 
third dwellings and rezonings.” The proposed development is in compliance with the 
demarcation of the site as Consolidation Area; 

 
 The Administrator approved the need and desirability and rezoned the entire extent, 

including Phase 8, of the Lake Michelle property from “Amenity Zone” to “Subdivisional 
Area” for the purpose of establishing a marina township.  At the time development did 
not proceed due to environmental concerns that required further investigation and 
testing, which has now been done as part of this application process; 

 
 A number of land use approvals were issued that included Phase 8. These include 

approvals by the Provincial Government, Western Cape Regional Services Council and 
local authority; 

 
 Initially, Phase 8 was approved to contain 140 residential units; 

 
 At the time, the development of Phase 8 was interrupted by the discovery of a species of 

wetland plant (Sarcocornia nataliensis) or also described as “salt marsh communities”. 
The development of Phase 8 was placed on hold “until such time as the necessary 
environmental investigation have taken place” as requested by the Department of 
Environmental & Cultural Affairs & Sport; 

 
 The current planning and environmental assessment process should be regarded as the 

continuation of the “necessary environmental investigation” as requested by the 
Department of Environmental & Cultural Affairs & Sport and to determine “whether to 
conserve the area in part or as a whole” as requested by the local authority; 

 
 The current vegetation on the site is the end result of decades of human activity and 

influence in the area. While there are plant communities present that are of significant 
local conservation value, the overall plant diversity of the site is depauperate and 
indicative of the historical disturbance that the area has experienced; 

 
 The Typha and Phragmites reedbed community that would be most affected by the 

proposed development is not considered to be a highly sensitive plant community based 
on its species composition. In addition, some of the Typha-dominated areas have large 
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amounts of moribund material and do not appear to represent useful habitat to many 
species; 

 
 A trend was noted that the saltpans and open water habitat within the site were being 

replaced by reedbed. A major loss (52%) of pan and open water habitat has been noted 
between 2002 and 2013. A model for habitat change suggests that with time the pan and 
open water habitats will disappear leading to a major reduction in both habitat and 
species presence. Without any functional management interventions, decline in pan 
habitat will proceed and a key wetland habitat is likely to be lost; 

 
 Indications are that the preservation of the saltmarsh indefinitely will require significant 

intervention at present and continued management thereafter; 
 

 The larger Lake Michelle wetland area is considered to be a significant breeding site for 
the endangered Western Leopard Toad. The dense Typha and Phragmites reedbed on 
Rem. Erf 3823 have however rendered most of the wetland area within the site as 
inaccessible to the toad; 

 
 It is proposed to rehabilitate and restore the open space system to provide for both 

habitat diversity and enhanced functioning. The focus of the open space system is the 
creation of an extensive consolidated saltmarsh conservation zone in the centre of the 
site and providing ecological connectivity to other areas of ecological significance; 

 
 The spatial proposals respond to the opportunities and constraints offered by the site. 

The extent of development, number of residential units and proposed residential density 
have been determined by contextual informants such as environmental sensitivity, 
carrying capacity of the environment and the availability of services; 

 
 The No-Development Alternative would result in no changes to the aquatic ecosystems 

within site from the current state, however, it would imply the ongoing loss of the 
saltmarsh habitats as well as growth of nuisance reeds and bulrush. A negative 
trajectory of ecological condition of the aquatic ecosystems could thus be expected; 

 
 The No-Development Alternative will result in the eventual complete loss of saltmarsh 

habitat within the site over the longer term; 
 

 The proposed development would allow for development of the site, while rehabilitating 
and ensuring / restoring the preconditions for the sustainability of the saltmarsh habitat 
within the site into the future; 

 
 The aquatic impact assessment has found that the impact of the proposed development 

on the site will be Positive; 
 

 With the implementation of the proposed mitigation measures, the potential impacts of 
Alternative 2 are likely to be of a low significance and over the longer term are likely to 
result in a positive impact in terms of an improvement in the ecological condition and 
functioning of the retained wetland areas and in particular secure the long term 
sustainability of the saltmarsh habitat; 

 
 In terms of the natural environment, the cumulative impacts will be of a positive nature. 

There will be short- and longer-term disturbance and loss of aquatic habitat, modified 
stormwater surface water runoff from the developed site and the potential for impairment 
of water quality. However, should the mitigation measures provided be implemented and 
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proven successful, wetland habitats, salt marshes and ecosystem drivers will be re-
established; 

 
 The heritage investigation and assessment by HWC confirmed that the proposed 

retirement village with a lifestyle centre and the rehabilitation of the wetland will not 
negatively impact on heritage resources; 

 
 Adequate civil services are available on or adjacent to the property; 

 
 A large need for retirement accommodation has been identified in the local area, to 

which end this property has the potential to make a substantial contribution; 
 

 The No-Development Alternative would represent a lost opportunity for the local 
economy and socio-economic benefits for the local community in close proximity to the 
site. The significance of the potential positive socio-economic impacts has been 
assessed to be of High Positive significance, which would be lost; 

 
 This site has the potential to create in the region of 300 employment opportunities. The 

majority of employment opportunities are likely to be taken up by HDIs; 
 
 The proposed development complies with and is compatible with key principles, spatial 

strategies, policies, sub-strategies and policy guidelines as contained in the PSDF, IDP, 
MSDF and Densification Policy. 
 

Further, it should be noted that Section 9(5) of the City of Cape Town Municipal Planning By-
Law (2015) states as follows: 
 
“9(5) If there is a conflict between the municipal spatial development framework and a 

district spatial development framework or local spatial development framework, the 
municipal spatial development framework prevails over other development 
frameworks to the extent of the conflict.” 

 
The MSDF (2018) therefore prevails over the District Plan. As indicated above in 
subsection 9.4, the development proposal is considered compliant and compatible with the 
directives of the MSDF. 

 
9.6 City of Cape Town Densification Policy (2012) 
 

The City of Cape Town Densification Policy was formulated in response to growing concerns 
that “rapid and continuous low-density development is threatening the long term 
sustainability of Cape Town”. Densification is defined in the policy as “the increased use of 
space both horizontally and vertically within existing areas / properties and new 
developments accompanied by an increased number of units and / or population thresholds”. 
 
The policy suggests a number of ways in which densification can occur, including the 
“subdivision of land and redevelopment at higher densities”, as well as “higher-density infill 
on vacant and underutilised land throughout the built area of the city”. 
 
Benefits of densification are identified in the policy to include inter alia: 
 
 Reduction in the consumption of valuable / non-renewable resources (e.g. land); 
 The facilitation of increased economic opportunities; 
 More efficient service provision; 
 Improvement in housing patterns and choice of house type; 
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 Contribution to urban place making; and 
 Improved safety. 
 
In promoting higher densities, the policy aims to achieve inter alia the following objectives: 
 
 Ensure optimal and efficient use of infrastructure, services, facilities and land; 
 Protect, manage and enhance the natural and built environment and significant cultural 

landscapes; 
 Ensure that the scale and character (in terms of bulk, height and architectural styling) of 

higher-density areas are appropriate to the immediate context; 
 Support the development of mixed land uses, providing for vitality, opportunities and 

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

environments. 
 
Although a relatively low density is proposed, the proposal is considered to be compliant with 
the objectives of the Densification Policy taking the site’s environmental characteristics into 
account. 
 
It should be noted that the extent of development, number of residential units and 
subsequent residential density have been determined by contextual informants such as 
environmental sensitivity, carrying capacity of the environment and the provision of services. 
The addition of the 110 dwelling units nonetheless contributes to increasing the residential 
density of Lake Michelle, which is located within the urban edge. This promotes a compact 
and efficient urban environment that optimises resources and the utilisation of land, with due 
consideration to sensitive environments. 

 
9.7 City of Cape Town Gated Development Policy (2007) 

 
The City of Cape Town adopted the “Gated Development Policy” in November 2007 as it was 
concerned that “gated communities can result in an exclusionary environment with large 
areas closed off from the general public access, causing fragmentation and segregation of 
the social and urban fabric”. 
  
However, the policy recognises “the diverse needs of communities when it comes to security 
and lifestyle choice and that a ‘one size fits all’ approach is not realistic” and aims to give 
guidance to developers and decision makers in respect of when, where and how such gated 
developments should be allowed or disallowed. 
 
The policy provides a framework for assessing gated settlements of different types. It should 
be noted that the Lake Michelle development is an existing private development with private 
roads, private open spaces, access control, perimeter fencing and Home Owners 
Association control. The proposed development of Phase 8 will therefore fall within the 
“entirely private” type and is categorised as “purpose built / planned / greenfield”. 
 
The document includes a matrix to assess the level of compliance of the proposal with the 
provisions of the policy. It is believed that a gated development should be considered 
appropriate for the subject property due to: 
 
 It forms part of an existing gated development; 
 The location of the site and its spatial relationship to the surrounding area; 
 Local security concerns; 
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 The proposal will not impede existing or future public access to areas where the public is 
entitled to visit. 

 
10. STATUTORY PROVISIONS 
 
10.1 City of Cape Town Municipal Planning By-Law, 2015 

 
In the case of the subject property, the following applications are required to be lodged with 
the City of Cape Town: 
 
In the case of the subject property, the following applications are required to be lodged with 
the City of Cape Town: 
 
 An application to deviate from the spatial plan of the Southern District Plan; 
 Site development plan approval; 
 An application to rezone the property to an appropriate zoning [i.e. General Residential 

Zone 2 (GR2)] to allow for a retirement village and ancillary uses; 
 An application for a consent use for an institution (home for the aged, retired) within a 

GR2 zone. 
 
10.2 National Environmental Management Act, 1998 

 
The provisions of this Act apply to the proposal, to which end the DEA&DP would need to 
issue an environmental authorisation. An independent environmental practitioner (i.e. Doug 
Jeffrey Environmental Consultants) has been appointed to submit the required application to 
the DEA&DP. 
 

10.3 National Heritage Resources Act, 1999 
 
The provisions of this Act apply to the proposal. The required application has been submitted 
to Heritage Western Cape (HWC) to which end HWC has responded with stating that (see 
Annexure S): 
 
“…the proposed retirement village with a lifestyle centre and the rehabilitation of wetland; will 
not impact on heritage resources. No further action under Section 38 of the National 
Heritage Resources Act (Act 25 of 1999) is required.” 

 
10.4 National Water Act, 1998 

 
In order to develop the site, filling and shaping of portions of the site will need to occur. A 
water use license application will therefore need to be submitted to the Department of Water 
& Sanitation. An independent environmental practitioner (i.e. Doug Jeffrey Environmental 
Consultants, in collaboration with BlueScience) has been appointed to submit the required 
application. 

 
10.5 National Environmental Management: Waste Act, 2008 

 
The proposed development footprint includes an area of approximately 3 ha in the north-
western portion of the property that historically formed part of a municipal waste disposal 
facility that was used from 1976 to 1988 for disposal of building material and garden refuse. 
The DEA&DP issued the City of Cape Town with a Waste Management Licence (WML) for 
the closure of the historic waste disposal facility. 
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The DEA&DP identified that not all the conditions within the WML had been fulfilled by the 
Licence Holder (City of Cape Town) to close the disposal facility. To aid progression of the 
proposed development, Evergreen Property Investments undertook to complete certain 
requirements of WML impacting on Erf 3823 (i.e. the portion of the historic disposal facility 
that falls within the proposed development). These were: 
 
 To assess the site soil and groundwater conditions underlying the historic disposal 

facility on Erf 3823 to identify the potential risks to human health and the environment; 
 To install landfill gas monitoring probes and monitor these probes in order to verify 

whether landfill gas is present underneath the proposed site, and determine if there is 
any gas migration from the larger waste body to the northwest of the site. 

 
The required assessments were undertaken. Findings from the soil, groundwater and gas 
monitoring indicate that no significant impacts were reported. The soil at this location do not 
pose a significant risk to human health or the environment. It was concluded that 
biodegradable material in the landfill area is very limited and has no significant methanogenic 
potential. There is no fire explosion risk at the site due to methane or other landfill gases. 
 
An independent environmental practitioner (i.e. JG Afrika) has been appointed to submit the 
required information to the DEA&DP in this regard. 

 
11. CONCLUSION 

 
The proposed development forms part of the ongoing development of Lake Michelle and 
constitutes the completion thereof. 
 
Phase 8 (Remainder Erf 3823, Noordhoek), located within the urban edge as demarcated by 
the Urban Edge Study, MSDF and Southern District Plan, has in the past enjoyed 
development rights as part of the larger Lake Michelle residential marina development. 
Excavations to create the waterbody commenced on the site and was then placed on hold 
due to environmental concerns. It has always been the intension to develop this site as a 
phase of Lake Michelle and is considered as the final phase to complete the development. 
 
A major loss (52%) of pan and open water habitat has been noted between 2002 and 2013 
on the site. In addition, the encroaching reedbeds provide a significant barrier for the 
movement of biota. Without intervention the entire wetland area will become reedbed 
dominated. A model for habitat change suggests that with time the pan and open water 
habitats will disappear leading to a major reduction in both habitat and species presence. 
Without any functional management interventions, decline in pan habitat will proceed and a 
key wetland habitat is likely to be lost. 
 
The preservation / restoration of the saltmarsh indefinitely will require significant intervention 
at present and continued management thereafter. However, in order to facilitate the 
rehabilitation of the saltmarsh, habitat creation/diversification and long-term management, 
offsets are required by the introduction of residential development to the site. The 
introduction of residential development will therefore facilitate the rehabilitation and 
restoration of the saltmarsh, habitat diversification and long-term management of the 
wetland. 
 
The generation of the planning concept has been derived from environmental baseline data. 
Every effort has been made to embrace a “design with nature” philosophy in order to 
minimise negative impacts and maximise positive impacts. 
 
The current planning and environmental assessment process should be regarded as an 
investigation by the new owner of Erf 3823 to determine whether the property provides 
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development opportunities in the context of the existing marina development and would the 
impact of such development be acceptable, maximising positive impacts and minimising 
negative impacts. 
 
The environmental impact assessment and this report have found that the proposed 
development has substantial positive impacts and that negative impacts associated with the 
development can be mitigated to acceptable levels. 
 
The development proposal has demonstrated that it complies with the criteria as contained in 
Section 99 of the City of Cape Town Municipal Planning By-Law inter alia numerous 
principles, spatial strategies, policies, sub-strategies and policy guidelines as contained in 
the municipal spatial development framework; the test of desirability; that existing rights are 
not detrimentally impacted; that the preservation of the natural and developed environment 
concerned has been given due consideration; and that the safety and welfare of members of 
the communities concerned will not be affected in a detrimental manner. 
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