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CONTENT AND GENERAL REQUIREMENTS 
 
Note that: 
1. The content of the Department’s Circular EADP 0028/2014 (dated 9 December 2014) on the “One Environmental Management 

System” and the Environmental Impact Assessment (“EIA”) Regulations, 2014 (as amended), any subsequent Circulars, and 
guidelines must be taken into account when completing this Basic Assessment Report Form.  

2. This Basic Assessment Report is the standard report format which, in terms of Regulation 16(3) of the EIA Regulations, 2014 (as 
amended) must be used in all instances when preparing a Basic Assessment Report for Basic Assessment applications for an 
environmental authorisation in terms of the National Environmental Management Act, 1998 (Act No. 107 of 1998) (“NEMA”)and the 
EIA Regulations, 2014 (as amended) and/or a waste management licence in terms of the National Environmental Management: 
Waste Act, 2008 (Act No. 59 of 2008) (“NEM:WA”), and/or an atmospheric emission licence in terms of the National Environmental 
Management: Air Quality Act, 2004 (Act No. 39 of 2004) (“NEM:AQA”) when the Western Cape Government: Environmental Affairs 
and Development Planning (“DEA&DP”) is the Competent Authority/Licensing Authority. 

3. This report form is current as of October 2017. It is the responsibility of the Applicant/ Environmental Assessment Practitioner (“EAP”) 
to ascertain whether subsequent versions of the report form have been released by the Department. Visit the Department’s website 
at http://www.westerncape.gov.za/eadp to check for the latest version of this checklist. 

4. The required information must be typed within the spaces provided in the form.  The size of the spaces provided is not necessarily 
indicative of the amount of information to be provided. The tables may be expanded where necessary. 

5. The use of “not applicable” in the report must be done with circumspection. All applicable sections of this report form must be 
completed. Where “not applicable” is used, this may result in the refusal of the application.  

6. While the different sections of the report form only provide space for provision of information related to one alternative, if more than 
one feasible and reasonable alternative is considered, the relevant section must be copied and completed for each alternative.  

7. Unless protected by law, all information contained in, and attached to this report, will become public information on receipt by the 
competent authority. If information is not submitted with this report due to such information being protected by law, the applicant 
and/or EAP must declare such non-disclosure and provide the reasons for believing that the information is protected.   

8. Unless otherwise indicated by the Department, one hard copy and one electronic copy of this report must be submitted to the 
Department at the postal address given below or by delivery thereof to the Registry Office of the Department. Reasonable access 
to copies of this report must be provided to the relevant Organs of State for consultation purposes, which may, if so indicated by 
the Department, include providing a printed copy to a specific Organ of State.  

9. This Report must be submitted to the Department and the contact details for doing so are provided below. 
10. Where this Department is also identified as the Licencing Authority to decide applications under NEM:WA or NEM:AQA, the 

submission of the Report must also be made as follows, for-  
 Waste management licence applications, this report must also (i.e., another hard copy and electronic copy) be submitted for 

the attention of the Department’s Waste Management Directorate (tel: 021-483-2756 and fax: 021-483-4425) at the same postal 
address as the Cape Town Office. 

 Atmospheric emissions licence applications, this report must also be (i.e., another hard copy and electronic copy) submitted 
for the attention of the Licensing Authority or this Department’s Air Quality Management Directorate (tel: 021 483 2798 and fax: 
021 483 3254) at the same postal address as the Cape Town Office. 

 

DEPARTMENTAL DETAILS 
 

CAPE TOWN OFFICE GEORGE REGIONAL OFFICE 

REGION 1 
(City of Cape Town & West Coast District) 

REGION 2 
(Cape Winelands District & Overberg District) 

REGION 3 
(Central Karoo District & Eden District) 

 
Department of Environmental Affairs and 
Development Planning 
Attention: Directorate: Development 
Management (Region 1) 
Private Bag X 9086 
Cape Town,  
8000  
 
Registry Office 
1st Floor Utilitas Building 
1 Dorp Street, 
Cape Town  
 
Queries should be directed to the 
Directorate: Development Management 
(Region 1) at:  
Tel.: (021) 483-5829   
Fax: (021) 483-4372 

 
Department of Environmental Affairs and 
Development Planning 
Attention: Directorate: Development 
Management (Region 2) 
Private Bag X 9086 
Cape Town,  
8000  
 
Registry Office 
1st Floor Utilitas Building 
1 Dorp Street, 
Cape Town  
 
Queries should be directed to the 
Directorate: Development Management 
(Region 2) at:  
Tel.: (021) 483-5842  
Fax: (021) 483-3633 

 
Department of Environmental Affairs and 
Development Planning 
Attention: Directorate: Development 
Management (Region 3) 
Private Bag X 6509 
George,  
6530 
 
Registry Office 
4th Floor, York Park Building 
93 York Street 
George 
 
Queries should be directed to the 
Directorate: Development Management 
(Region 3) at:  
Tel.: (044) 805-8600   
Fax: (044) 805 8650 
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DETAILS OF THE APPLICANT 
 

Applicant / Organisation / Organ 
of State: Evergreen Property Investments (Pty) Ltd 

Contact person: Cobus Bedeker 
Postal address: PO Box 30487, Tokai, South Africa 

Telephone: (021) 702 3200/2 Postal Code: 7966 
Cellular: 073 6223254 Fax: (021) 702 3201 

E-mail: shannonn@evergreenlifestyle.co.za 

 
DETAILS OF THE ENVIRONMENTAL ASSESSMENT PRACTITIONER (“EAP”) 
 

Name of the EAP organisation: Doug Jeffery Environmental Consultants (Pty) Ltd. 
Person who compiled this 

Report: 
Marais Geldenhuys (compiled report) 
Doug Jeffery (Reviewed report) 

EAP Reg. No.:  Doug Jeffery: EAPASA: No. 2019/1746 
Contact Person (if not author): Doug Jeffery  

Postal address: PO Box 44, Klapmuts 
Telephone: (021) 875 5272 Postal Code: 7625 

Cellular: 072 569 3220 Fax: (021) 875 5515 
E-mail: marais@dougjeff.co.za 

EAP Qualifications: 
Author: Marais Geldenhuys: BA; BA (Hons); MA [UJ] 
Review EAP: Douglas Jeffery: BSc; BSc (Hons); MSc (UCT) 

 
Please provide details of the lead EAP, including details on the expertise of the lead EAP responsible for the Basic Assessment process. 
Also attach his/her Curriculum Vitae to this BAR. 
 

Report compiled by:  Marais Geldenhuys 
Marais Geldenhuys obtained a BA degree majoring in Geography and Development Studies, an Honours degree in 
Geography and Environmental Management and a Master’s degree in Environmental Management, all from the 
University of Johannesburg. He has also completed a Master’s certificate in Social Impact Assessment and Public 
Participation through the Sociology Department of the University of Johannesburg. He has 7 years working experience 
as an environmental assessment practitioner, and has worked on projects throughout Mpumalanga, KwaZulu-Natal, 
North-West and the Western Cape.  Curriculum vitae attached as Appendix I. 
 
Report reviewed by:  Doug Jeffery 
Doug Jeffery obtained a BSc. with majors in Botany and Zoology, from the University of Cape Town and went on to 
obtain a MSc. in Botany at UCT. He has worked throughout South Africa, both as a professional Botanist and has co-
ordinated Environmental Impact Assessments (EIAs) for over 25 years. 
Registered EAP No.: 2019/1746 
Professional Natural Scientist registered with SACNASP (159/90) 
 

 
EXECUTIVE SUMMARY OF THE BASIC ASSESSMENT REPORT: 
 

BACKGROUND  
 
Doug Jeffery Environmental Consultants has been appointed as the Environmental Assessment Practitioner (EAP) 
responsible for facilitating the legally required environmental Basic Assessment (BA) process for the proposed retirement 
village on the remaining extent of Erf 3823, Noordhoek.  
 
The Final BAR for the Lake Michelle Phase 8 development proposal was submitted to DEA&DP on the 2nd of February 
2021 for decision. The Environmental Authorization was subsequently refused on the 24th of May 2021. An appeal was 
lodged by the applicant to the Minister of Environmental Affairs and Development Planning, the Minister requested 
that an amended Final BAR be prepared that would include an additional development alternative that further avoids 
impact on the wetlands. Therefore, the Alternative 4 development layout was formulated in response to the request 
from the Minister. A revised BAR has been formulated (this document) that includes the newly proposed development 
alternative, Alternative 4.  
 
SITE DESCRIPTION 
 
The development is proposed on the Remainder of Erf 3823, Noordhoek and forms part of the larger Lake Michelle 
security and eco-estate. The estate was approved on a phased basis. The subject property in previous approvals was 
known as Phase 8 of the Lake Michelle security and eco-estate and is the last remaining phase. Phase 8 lies between 
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the already developed phases of Lake Michelle (i.e. Phases 1 – 7) to the southwest and Noordhoek Main Road to the 
northeast (See Figure 1). The existing Lake Michelle security and eco-estate is on an artificially deepened lake (formerly 
a seasonal saltpan) accommodating a residential marina / waterfront development. The Remainder of Erf 3823 (Phase 
8) 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. The central portion of the property contains wetland areas. See Figure 6 of main report.  
 

 
 

Figure 1: Locality of the proposed Phase 8 site (Remainder Erf 3823 Noordhoek) at Lake Michelle 
 
Below are the co-ordinates of the site boundaries where the activities occurred: 
 

Point Latitude (S) Longitude (E) 
1 34° 06’ 46.61” South 18° 22’54.91” East  

2 34° 06’ 56.78” South 18° 23’07.49” East  

3 34° 07’ 05.87” South 18° 23’ 00.25”East 

4 34° 06’ 55.20” South 18° 22’ 42.16”East  

 
ENVIRONMENTAL REQUIREMENTS 
 
Authorisation is required for the following listed activities (Basic Assessment) in terms of the 2014 EIA Regulations, as 
amended: 
 

 Listing Notice 1:  19, 27 
 
Activity listing 19 is described as the infilling or depositing of any material of more than 10 cubic metres into, or the 
dredging, excavation, removal or moving of soil, sand, shells, shell grit, pebbles or rock of more than 10 cubic metres 
from a watercourse.  Activity listing 19 is triggered by the infilling of a seasonal depression wetland, part of a reedbed 
depression 
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Activity listing 27 is described as the clearance of an area of 1 ha or more, but less than 20 ha of indigenous vegetation. 
The proposed development will also require the clearance of indigenous vegetation.  
 
± 9 ha core’ wetland restoration / rehabilitation area will be established comprising a mosaic wetland with saltmarsh 
components. This area excludes other retained natural open spaces and corridors.  11.45 ha of wetland will be retained 
in total.   
 
WATER USE REQUIREMENTS 
 
The activities will change the beds, banks and characteristics of the wetland areas and trigger water uses of Section 
21 (c) and (i) of the National Water Act (Act no. 36 of 1998), as amended.  
 

 The proposed development will result in the clearing of wetland vegetation, infilling of some small wetland 
areas and the rehabilitation of the larger wetland area in the central portion of the site. 

 Stormwater will be redirected around the central portion of the site to feed into the Juncus wetland and to 
discharge into Lake Michelle at two discharge points.  

A medium risk is associated with the proposed wetland loss as determined by the risk assessment matrix compiled in 
terms of GN 509 of 2016. The Risk Assessment Matrix is attached to the Freshwater Specialist Report (Appendix G6). The 
loss of wetland will be offset by the creation of additional saltmarsh areas within the wetland area to be rehabilitated.  
 
A Water Use License Application process is being followed with DWS. Please see attached Appendix E6 for the 
acknowledgement of the application.    
 
WASTE MANAGEMENT LICENCE  
 
The proposed development footprint includes an area of approximately 29,750 m² (3 ha) in the north western portion 
of the property that historically formed part of a municipal waste disposal facility which was used from 1976 to 1988 for 
disposal of building material and garden refuse. 
 
The Western Cape Government Department of Environmental Affairs and Development Planning (DEA&DP) issued the 
City of Cape Town (CoCT) with a Waste Management Licence (WML) in terms of Section 49(1) (A) of the National 
Environmental Management: Waste Act, 2008 (Act No. 59 of 2008). The license was issued for proposed closure of the 
Noordhoek historic waste disposal facility on the Remainder of Cape Farm No. 933 and Remainder Erf No. 3823 
Noordhoek (the subject property), Cape Town, dated 10 December 2014, Ref: 19/2/5/1/A6/57/WL0041/14.  
 
DEA&DP identified that the conditions within the WML had not been fulfilled by the Licence Holder (CoCT) to close the 
disposal facility. To aid progression of the proposed development, Evergreen undertook to complete certain 
requirements of WML on Remainder 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 Remainder Erf 3823 
in order to identify the potential risks to human health and the environment. Refer to Appendix G23 for the Soil 
and Groundwater Assessment and Appendix G25 for the Soil and Groundwater Motivation Letter that was 
submitted to DEADP: Waste Management. 
 

 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 on the 
Remainder of Cape Farm No. 933. See Appendix G24 for the Landfill Gas Assessment. 

KEY FINDINGS OF THIS BASIC ASSESSMENT PROCESS INCLUDE: 
 
 
Alternative 4 achieves 98 units (i.e. a reduction of 12 units when compared to Alternatives 1 and 2). For this the unit 
design have been amended, the lifestyle centre/clubhouse have also been reduced in size and the development 
portions have been realigned and clustered. This resulted in a large portion of Juncus wetland and salt pan being 
conserved. 
 
The Alternative 2 development footprint is approximately 5.4 ha in extent while the Alternative 4 development footprint 
is approximately 4.2 ha in extent. The development footprint for Alternative 4 will be reduced by 1.2 ha compared to 
Alternative 2.  
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There is a 1.28 ha gain in wetland area for Alternative 4. See Figure 20. For Alternative 4 the majority of the Juncus 
wetland will be retained.   
 

 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 Juncus wetland is approximately 1.25 ha in extent and provides connectivity with adjacent wetland areas 
and therefore plays a crucial role. This provides the primary motivation for supporting Alternative 4 as the 
Juncus wetland will be retained should this development alternative be implemented. The existing Juncus 
wetland would be largely lost to the development under Alternative 1. Alternative 2 will retain approximately 
0.8 ha of the Juncus wetland, and Alternative 4 will retain 1.15 ha of Juncus wetland and much of development 
proposed in this area has been removed. The proposition to re-establish the salt pan habitat is supported and 
would function to offset loss to reedbed wetlands. 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 storm water 
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 present 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 that will be discussed in later sections of this document. The Botanical Assessment is 
attached as Appendix G7, and the Botanical Assessment Addendum letter is  attached as Appendix 
G28. 

 
 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 present wetland 
size is estimated at 11.5 ha. A total of approximately 11.45 ha of wetland habitat (pans, seasonal wetlands and 
stormwater related wetland areas) will be retained, rehabilitated and enhanced for the Alternative 4 proposed 
development alternative. The wetland habitat loss associated with Alternative 4 is predominantly associated 
with the loss of reedbed habitat. This development alternative will largely avoid the loss of Juncus wetland. The 
small pan in the western corner of the site will also be retained. The significance of the freshwater impacts for 
the preferred development alternative 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 
Freshwater Assessment is attached as Appendix G6, and the Freshwater Assessment Addendum Letter is 
attached as Appendix G27. 
 

 The findings of the Amphibian Assessment concluded that Pan A can from time to time serve as Western 
Leopard Toad (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 Amphibian Assessment is attached 
as Appendix G8. The Faunal Assessment Addendum Letter, which includes the amphibian assessment 
component, is attached as Appendix G29.  
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 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. The Avifaunal Assessment is attached as 
Appendix G19, and the Avifaunal Assessment Addendum Letter is attached as Appendix G30.  
 

 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 Faunal Baseline Assessment is 
attached as Appendix G20, and the Faunal Assessment Addendum Letter is attached as Appendix G29.  
 

 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 Impact Assessment also indicate that all the 
potential negative impacts can be effectively mitigated. The Socio-economic Impact Assessment is attached 
as Appendix G10 and the Socio-economic Assessment Addendum Letter is attached as Appendix G31. 

 
 Findings of the Visual Impact Assessment conclude that the low density of the proposed development and 

the retention and establishment of natural habitats and open water would serve to reduce the degree of 
visual impact, accepting that the resultant wetlands would be of great benefit to biota and would be 
experienced by residents. It is also noted that there would be only limited adverse impact on the local 
townscape and landscape character. Built form would be established closer to receptors but there would be 
extensive areas of natural and managed wetland that would relate to the existing character of Lake Michelle, 
and which would be partly visible to receptors at higher elevations. From a visual standpoint, potential visual 
impacts have been successfully managed by the current proposals. The Visual Impact Assessment is attached 
as Appendix G15. 
 

 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. Refer to Appendix G23 for the Soil and Groundwater Assessment, Appendix G24 for the 
Landfill Gas Assessment and Appendix G25 for the Soil and Groundwater Motivation Letter that was submitted 
to DEADP: Waste Management.  

 Findings from the Traffic Impact Assessment conclude that the proposed development will generate 
approximately 34 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. Refer to the Traffic Impact Assessment attached as Appendix G11 and the Traffic 
Assessment Addendum Letter is attached as Appendix G32. 
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SUMMARY OF POSITIVE AND NEGATIVE IMPACTS  
 

Impact: 
Significance after mitigation 
(preferred layout): 

 

Construction Phase  Alternative 2 
Alternative 4 (Preferred 
alternative) 

Geographical & Physical aspects – 
Surface geology 

Negligible Negligible 

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

Low Negative with a potential 
positive impact associated with 
removal of reedbeds and 
rehabilitation of this area to establish 
seasonal wetland areas 

Low Negative 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  Low Negative  

WLT mortalities associated with earthworks 
and other construction activities 

Medium Negative Medium Negative 

Creation of employment during 
construction 

Medium Positive Medium Positive 

Impact on family structures and social 
networks associated with presence of 
construction activities. 

Low Negative Low Negative 

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

Low Negative Low Negative 

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

Low Negative Low Negative 

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

Medium Negative Medium Negative 

Traffic impacts during the construction 
phase on pedestrian movement  

Low Negative Low Negative 

Disturbance and displacement of birds Low- Medium Negative Low-Negative 

Operational Phase Alternative 2 
Alternative 4 (Preferred 
alternative) 

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

Low with a positive impact 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 Low Negative 

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

Low Negative 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. 

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. Low Negative. 

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

Low Negative. 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. 

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

Medium Positive 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 Medium Positive 

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

High Positive High Positive 

Traffic impact on the surrounding transport 
network. 

Low Negative Low Negative 

Transport impacts associated with the 
operation phase on pedestrians  

High Positive High Positive 

Visual Impacts during operation Low Positive  Low Positive  

Disturbance and displacement of birds  Low-Medium Negative Low-Medium Negative 

Loss of habitat of birds  Low-Medium Negative Low-Medium Negative 
Rehabilitation and enhancement of 
habitat of birds  

Medium-High Positive Medium-High Positive 

 
The only changes in the impact summary for the new preferred layout alternative (Alternative 4) relate to: 
 

 Loss of wetland habitat due to transformation of currently intact wetland habitat for housing development 
(Low Negative). It must be noted that there is a net gain of 1.28ha of wetland per the preferred alternative 
(Alternative 4). 

 Disturbance and displacement of birds (Low Negative). 

 
CONCLUSION AND RECOMMENDATIONS  
 
It is the opinion of this 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 conservation area of approximately 9 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 11.45 ha.  
 

 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.  
 

 Refer to Appendix G22 A & B for the concept Architectural Impressions and renders of the proposed units and 
how they fit in with the greater Lake Michelle development. 
 

 The layout was designed in such a way as to allow for ecological connectivity with adjacent habitats (Figure 
2). Various shelter/foraging habitat and ecological corridors have been provided for to accommodate 
Western Leopard Toads. 
 
 
 
 
 



12 
 

Theses design principles are further entrenched in the Alternative 4 design.  
 

 

Figure 2: Ecological Connectivity 
 

 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. Development areas in Alternative 4 are further 
clustered on less sensitive areas (compared to alternative 2).  
 

 There is a documented decline in the salt pan wetlands due to the lack of intervention in the past. The saltpans 
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. 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 
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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. See 

Appendix G9 for the proposed location of the toad underpasses.  
 
 The 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. The number of timber boardwalks and bird hides in these areas have 
been reduced in Alternative 4.  

 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 CoCT. 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. It must be noted that Alternative 4 proposes 98 units which is 12 
units less compared to Alternative 4 which proposed 110 units.  

 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 required under section 
38 of the Natural Heritage Resources. 

 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. 
 
The existing wetland areas measures 11.5 ha. Alternative 4 results in a total of approximately 11.45 ha of 
wetland habitat (pans, seasonal wetlands and stormwater related wetland areas) will be retained, 
rehabilitated and enhanced for the proposed development alternative.  
 

 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. 
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 This Basic Assessment Report has found that the proposed development will have a potential positive 
environmental outcome subject to mitigation and rehabilitation measures specified in this report be 
implemented. 

 
 
SECTION A: PROJECT INFORMATION 
  
1.  ACTIVITY LOCATION 

  
Location of all proposed 
sites: Corner of Noordhoek Main Road (M6) and Lakeshore Drive 

Farm / Erf name(s) and 
number(s) (including Portions 
thereof) for each proposed 
site: 

Remainder Erf 3823 

Property size(s) in m2 for 
each proposed site: Approximately 19,2433 ha 

Development footprint size(s) 
in m2: Approximately 4,2083 ha 

Surveyor General (SG) 21 
digit code for each 
proposed site: 

C01600370000382300000 

  
 
2.  PROJECT DESCRIPTION 
 

(a) Is the project a new development? If “NO”, explain: 
 

YES NO 

 
N/A 
 

 
(b) Provide a detailed description of the scope of the proposed development (project). 

 

 
The retirement village consists of a multifunctional development comprising conservation areas, active open space / 
recreational / amenity areas, social facilities (lifestyle centre/clubhouse) and residential units (i.e. the retirement housing 
component) guided by the site’s natural attributes and characteristics. A total of 98 dwelling houses for retirement living 
is proposed. The development will also include a lifestyle centre/clubhouse, which would provide a range of communal 
services and facilities such as a reception area, bistro/coffee bar/kitchen, dining room, lounge, games room, gym, 
pool, launderette and salon. Stormwater attenuation ponds, boardwalks, bird hides, pathways and landscape areas 
are integral to the development. See Appendix G33 for the amended proposals and layout. 
 
The proposed development will comprise of the following main components: 

 Development on less sensitive portions of the site overlooking restoration/rehabilitation wetland area 
containing mosaic wetland with salt pan components; 

 A 30 m buffer zone around this wetland core; 
 Wetland comprising of retained, rehabilitated and enhanced wetland areas; 
 Landscaped low mounded area around the core to prevent stormwater from entering the rehabilitation / 

restoration area; 
 Vegetated stormwater retention ponds; 
 Amenities and recreational areas comprising of bird hides, play areas, boardwalks, walkways;  
 Open spaces / conservation corridors and ecological links; 
 WLT breeding habitat opportunities in the stormwater management system and along the edge of the 

permanent waterbody of Lake Michelle; 
 Pedestrian linkages between Noordhoek Main Road, the development and the existing Lake Michelle estate; 
 A non-motorised transport (NMT),  lane embayment’s along Noordhoek Main Road; and 
 WLT underpasses along Noordhoek Main Road.  

 
Four layout alternatives have been considered for the proposed development taking the wetland areas within the 
site into consideration. 
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Alternative 1  
 
Development 
 

 110 residential units.  
 Lifestyle center/clubhouse along access road with views to the south west. 
 Redirecting stormwater around salt pans.  
 Conservation of the central salt pan area.  
 A 30 m setback buffer area.  
 Infilling of a large portion of Juncus wetland. 

Impact 
 
Approximately 10 ha of wetland habitat (pans, seasonal wetlands and stormwater related wetland areas) will be 
established for Alternative 1. The smaller pan and a small portion of the larger degraded pan as well as the disturbed 
seasonal Juncus wetland will be lost in the proposed development. This loss will be offset by the creation of additional 
saltmarsh areas within the wetland area to be rehabilitated.  
 
Conclusion  
 
The alternative results in 110 units, but there is a large loss of the Juncus Wetland Area.  
 
See Figure 14 and Appendix B1 for a site layout of Alternative 1. 
 
Alternative 2   
  
In response to specialist input and comments received during the public participation process adjustments were made 
to alternative 1 and alternative 2 was developed. 
 

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

 Relocation of the lifestyle centre/clubhouse and a number of residential units in the vicinity of the Juncus 
wetland area. 

 A large portion of 0.8 ha 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. 

 An additional access road from Northshore Drive has been created in the vicinity of the estate offices and 
maintenance yard. 

 A non-motorised transport lane along the southern side of Noordhoek Main Road is indicated.  
 Dedicated pedestrian links from the two access gates along Noordhoek Main Road along Northshore Drive 

and Lakeshore Drive is indicated. 
 Units adjacent to Waterlily Close have been pulled back and staggered to reduce visual impact 
 Reduced number of footpaths and boardwalks in the central conservation area. 
 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.   

Development Alternative 2 includes the following: 
 

 110 residential units.  
 A lifestyle centre/clubhouse overlooking the Juncus wetland. 
 The infilling of a small portion of Juncus wetland where the lifestyle centre/clubhouse is proposed. 
 Stormwater will be redirected around the salt pan.  
 The conservation of the central salt pan area and a total wetland area of 11 ha.  
 A 30 m setback buffer area around the central salt pan.  
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Impacts 
 
A total of approximately 11ha of wetland habitat (pans, seasonal wetlands and stormwater related wetland areas) will 
be established for Alternative 2. 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. For the most part development (other than the 
internal road along Noordhoek Main Road and one unit) does not encroach into the proposed buffer zone. It is 
proposed that the storm water management occurs within the buffer zone, and that water is filtered through the Juncus 
Wetland area before discharging into the SANPARKS controlled Papkuilsvlei.  
 
Conclusion  
 
Alternative 2 achieves 110 units.  The alternative makes provision for the redirection of the existing south eastern 
stormwater channel feeding into Lake Michelle.  A portion of existing Juncus Wetland area measuring approximately 
0.8 ha has been retained. In order to achieve this, the development clusters are denser. This development alternative 
will have a lower visual impact if the proposed initiatives are implemented. See Figure 15, Figure 16 and Appendix B2 
for the site layout plan and landscape concept proposal of Alternative 2. 
 
Alternative 3 
 
Development 
  

 The wetland and reedbeds as defined by Blue Science are retained; 
 A 10 m development setback/buffer as recommended by Blue Science is implemented; 
 The existing laterite track to remain in place; 
 Provision for the lifestyle centre/clubhouse in its approved location; 
 A resultant development parcel for residential retirement units. The resultant area could accommodate 15 

units and access roads. 
 

See Figure 17 and Appendix B3 for a site layout of Alternative 3. 
 

Impact  
  
The development proposal limits the development footprint to the area that historically formed part of the municipal 
dump site, with a recommended buffer area provided around the reedbeds. 
 
Conclusion  
 
Given the land cost as well as the costs associated with servicing the land, building the units, the construction of the 
lifestyle centre / clubhouse and associated facilities: 

 Improvements to the remaining natural environment will not occur. 
 The reedbed area will consequently remain as is, with no planned intervention. 
 The area will continue to receive stormwater that discharges onto the site via the culvert constructed to 

alleviate flooding on Noordhoek Main Road.  

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 of 15 residential units 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) must 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. This alternative does not comply with the definition of sustainability. This development 
alternative is not considered a viable alternative, but has nevertheless been assessed on the request of the Department 
of Environmental Affairs and Development Planning. 
 
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.  
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Alternative 4 (preferred alternative)  
 
The Final BAR was submitted to DEA&DP for decision and Environmental Authorization was subsequently refused. An 
appeal was lodged by the applicant to the Minister of Environmental Affairs and Development Planning, the Minister 
requested that an amended Final BAR be prepared that would include an additional development alternative that 
further avoids impact on the wetlands. Therefore, the Alternative 4 development layout was formulated in response to 
the request from the Minister.  See Appendix G33 for the amended proposals and layout. 
 

 Alternative 4 involves the establishment of 98 retirement units (i.e. a reduction of 12 units when compared to 
Alternatives 1 and 2) and, like Alternatives 1 and 2, includes a lifestyle centre/clubhouse complex. 

 Alternative 4 is considerably reduced in development footprint as compared to Alternatives 1 and 2. In doing 
so various wetland habitats including the Juncus beds, the saltmarsh and the Typha beds are retained. 

 A larger portion (1.15 ha) of Juncus wetland area will be retained compared to 0.8 ha for Alternative 2. 
 All salts pan areas will be retained. 
 Residential unit types have redesigned. 
 Development portions have been realigned and units pulled back further from wetland areas.  
 Residential units have been grouped closer to each other to reduce the development area and therefore 

reduce the encroachment into wetland areas.  
 The extent of the lifestyle centre/clubhouse and associated parking has been reduced.  
 The abovementioned amendments have facilitated a gain of ± 1.2857 ha of wetland area when comparing 

Alternative 2 and 4. Refer to Figure 20.  
 A reduction to the number of footpaths and boardwalks in the central conservation area. 
 The stormwater management plan has been amended to align with amendments to the proposals 

Development  
 

 98 residential units.  
 Relocated lifestyle centre/clubhouse. 
 Stormwater to be redirected around the salt pan.  
 The conservation of the central salt pan area and a total wetland area of 11.45 ha.  
 A 30-meter setback buffer area around the central salt pan.  

 
Impacts 
 
A total of approximately 11.45 ha of wetland habitat (pans, seasonal wetlands and stormwater related wetland areas) 
comprising of retained, rehabilitated and enhanced wetland area for Alternative 4. The majority of the development 
will stay out of the buffer zone. The wetland habitat loss associated with Alternative 4 is largely associated with the loss 
of reedbed habitat. For this development alternative the loss of Juncus wetland habitat as well as the small pan in the 
western corner of the site is avoided. Visual impacts from Water Lily Close have been further reduced with the units that 
have been removed and relocated.   
There is a 1.28 ha gain in wetland area for Alternative 4 when compared to alternative 2. See Figure 20.   
 
 
Conclusion  
 
Alternative 4 achieves 98 units and a development footprint of 4,2 ha (compared to Alternative 2’s development 
footprint of 5.4 ha).  For this development Alternative a number of units in the western corner of the site have been 
removed.  The remaining residential portion and lifestyle centre/clubhouse been densified on and around the historic 
dump site in the western corner of the site. As result of this a large portion of Juncus wetland is conserved as well as the 
small salt pan next to the relocated lifestyle centre/clubhouse is to be conserved.  In addition, this development 
alternative will have a further reduced visual impact with units that have been removed adjacent to Water Lilly Close. 
See Figure 18, Figure 19 and Appendix B4 for the site layout plan and landscape concept proposal of Alternative 4. 
 
The ‘no development’ alternative  
 
The ‘no development’ option is not regarded as a practical long-term option. Should the development as proposed 
not take place, the following should be noted: 

 
 It could realistically be expected that loss of the salt marsh communities would continue to take place. The 

No-Development Alternative will result in the eventual complete loss of salt marsh communities 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. 
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 The no development alternative provides no positive opportunities for WLTs, e.g., no conversion of unsuitable 

terrain to be more suitable as WLT shelter/foraging habitat, no improvement of dispersal/migration habitat, 
and no instillation 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, with specific reference to HDIs; infrastructure 
development and upgrading; spin-offs to other sectors; revenue to the City of Cape Town; and growth of the 
local economy. The significance of the potential positive socio-economic impacts has been assessed to be 
of High Positive significance, which would be lost. 

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

expected loss of the salt marsh communities over the property. 
 
The No-Development Alternative would represent a lost opportunity for the enhancement of the natural environment, 
the local economy, road improvements and the existing and future residents of the region. 

 
 
Please note: This description must relate to the listed and specified activities in paragraph (d) below. 
 
(c) Please indicate the following periods that are recommended for inclusion in the environmental authorisation:  

 
 

(i) the period within which commencement must occur, 
5 years 

(ii) the period for which the environmental authorisation should be 
granted and the date by which the activity must have been 
concluded, where the environmental authorisation does not include 
operational aspects; 

Approximately 10 years 

(iii) the period that should be granted for the non-operational aspects of 
the environmental authorisation; and  

Approximately 15 years 

(iv) the period that should be granted for the operational aspects of the 
environmental authorisation. 

There are no operational aspects 
to the listed activities to be 
undertaken 

 
Please note: The Department must specify the abovementioned periods, where applicable, in an environmental authorisation. In 
terms of the period within which commencement must occur, the period must not exceed 10 years and must not be extended 
beyond such 10 year period, unless the process to amend the environmental authorisation contemplated in regulation 32 is 
followed. 
 

(d) List all the listed activities triggered and being applied for. 
 
Please note: The onus is on the applicant to ensure that all the applicable listed activities are applied for and assessed as part of 
the EIA process. Please refer to paragraph (b) above. 

 
EIA Regulations Listing Notices 1 and 3 of 2014 (as amended): 
 

Listed Activity 
No(s): 

Describe the relevant Basic 
Assessment Activity(ies) in writing as 
per Listing Notice 1  
(GN No. R. 983) 

Describe the portion of the 
development that relates to the 
applicable listed activity as per the 
project description. 

Identify if the activity is 
development / development and 
operational / decommissioning / 
expansion / expansion and 
operational. 

Activity 19 The infilling or depositing of any 
material of more than 10 cubic 
metres into, or the dredging, 
excavation, removal or moving 
of soil, sand, shells, shell grit, 
pebbles or rock of more than 10 
cubic metres from a 
watercourse; 
but excluding where such infilling, 
depositing, dredging, 
excavation, removal or moving – 
(a) will occur behind a 

development setback; 
(b) is for maintenance purposes 

undertaken in accordance 

Part of the reedbed depression 
(Wetland B) and a very small 
portion of the Juncus wetland 
(0.1 ha) will be infilled for 
construction purposes. 
Approximately 1.86 ha of 
wetland area will be infilled for 
construction purposes for the 
preferred alternative.  

Construction activities will 
include infilling wetland areas 
for the building platforms. See 
Appendix D showing a plan of 
all wetland areas overlain by the 
proposed development, 
indicating wetland areas to be 
filled in. See Appendix G16A for 
the Civil Works Method 
Statement. A Wetland 
Rehabilitation Plan and 
Maintenance Management 
Plan is attached as Appendix 
G17.  
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with a maintenance 
management plan; 

(c) falls within the ambit of 
activity 21 in this Notice, in 
which case that activity 
applies; 

(d) occurs within existing ports or 
harbours that will not increase 
the development footprint of 
the port or harbour; or 

(e) where such development is 
related to the development 
of a port or harbour, in which 
case activity 26 in Listing 
Notice 2 of 2014 applies. 

 
Activity 27 The clearance of an area of 1 ha 

or more, but less than 20 ha of 
indigenous vegetation,  
except where such clearance of 
indigenous vegetation is required 
for- 

(i) the undertaking of a 
linear activity; or 

(ii) maintenance purposes 
undertaken in 
accordance with a 
maintenance 
management plan. 

An area of more than 1 ha of 
indigenous vegetation will be 
cleared as part of the 
construction activities. This 
includes the clearance of a 
wetland dominated by with 
Typha bulrushes or Phragmites 
reeds on the western portion. In 
the south-west of the study 
area, there is a depressed area 
adjacent to the existing main 
access road which is seasonally 
wet and dominated by Juncus 
kraussii. A small portion (0.1 ha) 
of this wetland will be cleared. 
Approximately 1.86 ha of 
indigenous reedbed and 
bulrush wetland will need to be 
cleared for construction 
purposes. 
 
 

Approximately 1.86 ha of 
indigenous vegetation will be 
cleared for construction 
purposes and for the 
rehabilitation of the salt pan 
wetland areas. Appendix D 
shows an overlay of all wetland 
areas that will be cleared and or 
filled in.  

Listed Activity 
No(s): 

Describe the relevant Basic 
Assessment Activity(ies) in writing as 
per Listing Notice 3  
(GN No. R. 985) 

Describe the portion of the 
development that relates to the 
applicable listed activity as per the 
project description.  

Identify if the activity is 
development / development and 
operational / decommissioning / 
expansion / expansion and 
operational. 

 
 
Waste management activities in terms of the NEM: WA (GN No. 921):  

Category A 
Listed 
Activity 
No(s): 

Describe the relevant Category A waste management 
activity in writing as per GN No. 921   
 
 

Describe the portion of the development that relates to 
the applicable listed activity as per the project 
description  

N/A 
Note: If any waste management activities are applicable, the Listed Waste Management Activities Additional Information Annexure 

must be completed and attached to this Basic Assessment Report as Appendix I. 
 
 
Atmospheric emission activities in terms of the NEM: AQA (GN No. 893):   

Listed 
Activity 
No(s): 

Describe the relevant atmospheric emission activity in 
writing as per GN No. 893 
 

Describe the portion of the development that relates to 
the applicable listed activity as per the project 
description. 

N/A 
 

(f) Provide details of all components (including associated structures and infrastructure) of the proposed development and attach 
diagrams (e.g., architectural drawings or perspectives, engineering drawings, process flowcharts, etc.).  

 
 
 

 
Buildings  
Provide brief description below: YES NO 
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The preferred development alternative (Alternative 4) will include 98 residential units, a lifestyle centre/clubhouse.  
 
A total of 98 dwelling units for retirement living is proposed.  
 
See Appendix G22A & B for the concept Architectural Impressions and renders of the proposed units and how they 
would fit in with the larger Lake Michelle development.  
  
The lifestyle centre/clubhouse will provide a range of communal services and facilities. The lifestyle centre will 
typically include a reception area, administration offices, bistro / coffee bar / kitchen, dining room, lounge, games 
room, indoor pool, launderette, salon and ancillary uses.  
 
An existing access road, gatehouse, admin offices and ancillary building id located on the property servicing the 
existing Lake Michelle Estate.  
 
Infrastructure (e.g., roads, power and water supply/ storage)  
Provide brief description below: 

YES NO 

 
Roads: 
 
Access to the proposed development will be via the existing Noordhoek Main Road (M6) and then from Lake Shore 
Drive and North Shore Drive in Lake Michelle. The proposed development’s roads will be designed to allow the 
comfortable movement for pedestrians, vehicles, municipal and emergency vehicles.  
 
Three access points to the development is proposed and will be accessed respectively via Lake Shore Drive and North 
Shore Drive. Noordhoek Main Road will be upgraded to include a NMT lane and embayment’s.  
 
Water supply: 
 
The City of Cape Town has confirmed that the existing Lake Michelle development is supplied with water via a 160mmØ 
water main at North Shore Drive and a 200mmØ water main in Lake Shore Drive. Both water mains connect to an 
existing 300mmØ water main in Noordhoek Main Road (M6). The City of Cape Town further confirmed that an existing 
100mmØ water connection to Remainder Erf 3823 (Phase 8) exists off the 200mmØ water main in Lake Shore Drive. 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. See services capacity letter attached as Appendix 
E1. The proposed development will require a new bulk water meter. The maximum water pipe size will be 160mmØ. 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 developer will provide the entire water 
network including all pipes, valves, hydrants and bends, as well as water meters.  
 
The average annual daily demand (AADD) for the proposed development, based on the proposal for 110 units, 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 and 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. 
 
See Civil Services Report attached as Appendix G2A. 
 
Electricity: 
 
The electricity supply authority for the area 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, directly in front of 
the development. Based on the electrical engineer’s assessment it is estimated that the demand for the 110 units and 
lifestyle centre/clubhouse is approximately 600kVA in total. It is proposed that a medium voltage supply cable be used 
for distribution of electricity within the development. The medium voltage supply to the proposed development will be 
provided by linking into the City of Cape Town’s “Lake Michelle – Shore Drive 11kV feeder”. City of Cape Town has 
confirmed that there is sufficient capacity available in their local network to support this development. See the 
electrical services report attached as Appendix G2B and the electrical services capacity letter attached as Appendix 
E2. 
 
Stormwater 
 
Three extended detention stormwater ponds with a 300mm deep high/low marsh area linked with stormwater canals 
will be constructed on site to serve as a water quality treatment system. As part of the salt pan rehabilitation no external 
stormwater will be allowed to enter the salt pan area which reduces the salinity of the marshes. The Noordhoek Main 
road culverts will be picked up in the stormwater attenuation ponds The areas around the salt pans top banks will be 
shaped to drain away from the pans. The stormwater quality and quantity report is attached as Appendix G3. The 
stormwater management plan and a stormwater management cross-section is attached as Appendix G4. The storm 
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water design has been amended from a previous version to allow stormwater to feed into the Juncus wetland area in 
the eastern corner of the site. The storm water channel on the west forms a buffer between the houses and the wetlands 
in the centre portion.  
 
Civil Works 
 
The civil works will include: erosion control measures, construction of geotextile curtains across the construction width 
of the watercourse, removal of vegetation around the earth works platform, stripping of topsoil material at the 
earthworks platform, undertaking of cut and fill at building platforms, construct coffer dams where required, construct 
earth berms around the salt pan area, construct a storm water channel around the salt pan area, construct an  internal 
detention pond system and link these with stormwater system, roads and services construction.  
 
It is proposed to do a cut and fill exercise using material from the historic dump site on the property. The estimated 
volume to be used for the cut and fill exercise is 39900m³. A further estimated 4,050m³ will be removed from the dump 
site consisting of rubble (concrete, rocks, and general building rubble). This material will also be crushed and used for 
fill material. Approximately 1,200m³ waste material (plastic, timber, glass, rubble, steel) from the dump site will be 
removed to an approved municipal waste facility.  
 
The civil works method statement and a landfill rehabilitation operation plan is attached as Appendix G16A and 
Appendix 16B. The Geotechnical investigation provides recommendations with reference to the cut and fill to be 
carried out on site and is attached as Appendix G21.  
Processing activities (e.g., manufacturing, storage, distribution)  
Provide brief description below: 

YES NO 

N/A 
 
Storage facilities for raw materials and products (e.g., volume and substances to be stored)  
Provide brief description below: 

YES NO 

N/A 
 
Storage and treatment facilities for effluent, wastewater or sewage: 
Provide brief description below: 

YES NO 

The City of Cape Town has confirmed that the sewer from the existing Lake Michelle development drains to the southern 
portion of the site and then, via a number of sewer pump stations, the sewerage is pumped back to the existing 
400mmØ sewer main in Noordhoek Main Road. 
 
No sewer connection has been provided for Remainder Erf 3823 (phase 8) of Lake Michelle and the closest sewer main 
is an existing 160mmØ sewer main at the North Shore Drive gatehouse. Following discussions held with the Lake Michelle 
HOA it was confirmed that the existing Lake Michelle sewer system, including the pump stations, are already having 
capacity problems and that any required connections should be taken directly back to Noordhoek Main Road. A 
connection to the existing 400mmØ sewer main in Noordhoek Main Road was therefore proposed to the City which 
has been accepted. The City of Cape Town has also confirmed that the sewer network falls within the catchment of 
the Wildevoelvlei wastewater treatment works (WWTW), and the plant has sufficient unallocated capacity to treat the 
sewerage from the proposed development. 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 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. 
 
See Civil Services Report attached as Appendix G2A and services capacity letter attached as Appendix E1.  
 
Storage and treatment of solid waste  
Provide brief description below: 

YES NO 

 
An accredited waste collector and transporter will be appointed for the transportation of waste generated during the 
construction phase. The waste will be transported to a licenced recycling and disposal facility. The waste will be sorted 
before disposal, paper and cardboard will be separated and sent for recycling. Industrial waste arising from the 
development of the project (classified as hazardous waste –paint tins, degreaser containers, oily rags, building rubble, 
scrap metal, building materials, etc.) will be collected in a different waste collection system and disposed at a 
registered hazardous waste site. 
 
The waste management at the proposed development will fall in line with the integrated waste management plan 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, and  
• The safe disposal of waste that cannot be recovered. 
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Evergreen will implement strategies for waste recovery and recycling as already implemented at other Evergreen 
Villages. 
 
Facilities associated with the release of emissions or pollution.  
Provide brief description below: 

YES NO 

 
N/A 
Other activities (e.g., water abstraction activities, crop planting activities) – 
Provide brief description below: 

YES NO 

N/A 
 

 
3. PHYSICAL SIZE OF THE PROPOSED DEVELOPMENT 
 

(a) Property size(s):  Indicate the size of all the properties (cadastral units) on which the development 
proposal is to be undertaken 

Approximately 
192,433 

m2 

(b) Size of the facility: Indicate the size of the facility where the development proposal is to be 
undertaken N/A    m2 

(c) Development footprint:  Indicate the area that will be physically altered as a result of undertaking 
any development proposal (i.e., the physical size of the development together with all its associated 
structures and infrastructure) 

Approximately 
42,083  

m2 

(d) Size of the activity: Indicate the physical size (footprint) of the development proposal 
Approximately 
42,083 

m2 

(e) For linear development proposals: Indicate the length (L) and width (W) of the development proposal 
(L) N/A m 

(W) N/A m 

(f) For storage facilities: Indicate the volume of the storage facility N/A    m3 

(g) For sewage/effluent treatment facilities: Indicate the volume of the facility 
(Note: the maximum design capacity must be indicated  N/A    m3 

 
 
4. SITE ACCESS 
 

(a) Is there an existing access road? YES NO 
(b)  If no, what is the distance in (m) over which a new access road will be built? m 
 
(c) Describe the type of access road planned: 

 
Access to the proposed development will be via the existing Noordhoek Main Road (M6) and then from Lake Shore 
Drive and North Shore Drive in Lake Michelle. The proposed development’s roads will be designed to allow the 
comfortable movement for pedestrians, vehicles, municipal and emergency vehicles. 
 
Three access points to the development is proposed and will be accessed respectively via Lake Shore Drive and North 
Shore Drive. Noordhoek Main Road will be upgraded to include a NMT lane and embayments.  
 
 
Please note: The position of the proposed access road must be indicated on the site plan. 

 
5. DESCRIPTION OF THE PROPERTY(IES) ON WHICH THE LISTED ACTIVITY(IES) ARE TO BE UNDERTAKEN AND THE 

LOCATION OF THE LISTED ACTIVITY(IES) ON THE PROPERTY 
 
5.1 Provide a description of the property on which the listed activity(ies) is/are to be undertaken and the location of the listed 

activity(ies) on the property, as well as of all alternative properties and locations (duplicate section below as required). 
 

 
The development is proposed on the Remainder of Erf 3823, Noordhoek and forms part of the larger Lake Michelle 
residential marina development. 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 Lake Michelle development is situated on an artificially 
deepened lake (formerly a seasonal saltpan) which accommodates a residential marina / waterfront development. The 
remainder of Erf 3823 (Phase 8) 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. 
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A portion of reedbed wetland and a small portion of the Juncus wetland (0.1 ha) will be infilled for the construction of the 
development. Consequently, the construction will also result in the clearance in indigenous vegetation, See Figure 3 below 
for areas to be cleared and infilled. The existing wetland areas are indicated by a pink polygon. These activities will trigger 
activity 19 and 27 of listing notice 1.  
 

 
Figure 3: Listed Activities Plan 

 

Coordinates of all the proposed activities on 
the property or properties (sites):     

Latitude (S): (deg.; min.; sec) Longitude (E): (deg.; min.; sec.) 
 34 ° 06 ΄ 56.40 "  18 ° 22 ΄ 55.29 " 
  °  ‘ “ o ‘ “ 
  °  ‘ “ o ‘ “ 
  °  ‘ “ o ‘ “ 

 
Note:  For land where the property has not been defined, the coordinates of the area within which the development is proposed must 

be provided in an addendum to this report. 
 
5.2  Provide a description of the area where the aquatic or ocean-based activity(ies) is/are to be undertaken and the location of the 

activity(ies) and alternative sites (if applicable). 
 

 
N/A 
 

 

Coordinates of the boundary /perimeter of all 
proposed aquatic or ocean-based activities 
(sites) (if applicable):     

Latitude (S):  (deg.; min.; sec) Longitude (E):  (deg.; min.; sec) 
  °  ' " o ' " 
  °  ' " o ' " 
  °  ' " o ' " 
  °  ' " o ' " 

 
5.3  For a linear development proposal, please provide a description and coordinates of the corridor in which the proposed 

development will be undertaken (if applicable). 
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N/A 
 

 

For linear activities:  Latitude (S):  (deg.; min.; sec) Longitude (E):  (deg.; min.; sec) 

 Starting point of the activity o ‘ “ o ‘ “ 
 Middle point of the activity o ‘ “ o ‘ “ 
 End point of the activity o ‘ “ o ‘ “ 

 
Note:  For linear development proposals longer than 1000m, please provide an addendum with co-ordinates taken every 250m along 

the route. All important waypoints must be indicated and the GIS shape file provided digitally.  
 
 
5.4 Provide a location map (see below) as Appendix A to this report that shows the location of the proposed development and 

associated structures and infrastructure on the property; as well as a detailed site development plan / site map (see below) as 
Appendix B to this report; and if applicable, all alternative properties and locations.  The GIS shape files (.shp) for maps / site 
development plans must be included in the electronic copy of the report submitted to the competent authority. 

 

Locality Map: 

 
The scale of the locality map must be at least 1:50 000.  
For linear development proposals of more than 25 kilometres, a smaller scale e.g., 1:250 000 can be used. The scale 
must be indicated on the map. 
The map must indicate the following: 
 an accurate indication of the project site position as well as the positions of the alternative sites, if any;  
 road names or numbers of all the major roads as well as the roads that provide access to the site(s) 
 a north arrow; 
 a legend;  
 a linear scale; 
 the prevailing wind direction (during November to April and during May to October); and 
 GPS co-ordinates (to indicate the position of the activity using the latitude and longitude of the centre point of 

the site for each alternative site.  The co-ordinates should be in degrees and decimal minutes.  The minutes 
should have at least three decimals to ensure adequate accuracy.  The projection that must be used in all 
cases is the WGS84 spheroid in a national or local projection). 

 
For an ocean-based or aquatic activity, the coordinates must be provided within which the activity is to be 
undertaken and a map at an appropriate scale clearly indicating the area within which the activity is to be 
undertaken.  
 
Coordinates must be provided in degrees, minutes and seconds using the Hartebeesthoek94; WGS84 co-ordinate 
system. 

 

Site Plan: 

 
Detailed site development plan(s) must be prepared for each alternative site or alternative activity. The site plans 
must contain or conform to the following: 
 The detailed site plan must preferably be at a scale of 1:500 or at an appropriate scale.  The scale must be 

indicated on the plan, preferably together with a linear scale. 
 The property boundaries and numbers of all the properties within 50m of the site must be indicated on the site 

plan. 
 The current land use (not zoning) as well as the land use zoning of each of the adjoining properties must be 

indicated on the site plan. 
 The position of each element of the application as well as any other structures on the site must be indicated on 

the site plan. 
 Services, including electricity supply cables (indicate aboveground or underground), water supply pipelines, 

boreholes, sewage pipelines, storm water infrastructure and access roads that will form part of the development 
must be indicated on the site plan. 

 Servitudes and an indication of the purpose of each servitude must be indicated on the site plan. 
 Sensitive environmental elements within 100m of the site must be included on the site plan, including (but not 

limited to): 
o Watercourses / Rivers / Wetlands - including the 32 meter set back line from the edge of the bank of a 

river/stream/wetland; 
o Flood lines (i.e., 1:100 year, 1:50 year and 1:10 year where applicable; 
o Ridges; 
o Cultural and historical features; 
o Areas with indigenous vegetation (even if degraded or infested with alien species). 

 Whenever the slope of the site exceeds 1:10, a contour map of the site must be submitted. 
 North arrow 
 
A map/site plan must also be provided at an appropriate scale, which superimposes the proposed development 
and its associated structures and infrastructure on the environmental sensitivities of the preferred and alternative sites 
indicating any areas that should be avoided, including buffer areas. 
 

The GIS shape file for the site development plan(s) must be submitted digitally. 
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6. SITE PHOTOGRAPHS 
 
Colour photographs of the site and its surroundings (taken on the site and taken from outside the site) with a description of each 
photograph.  The vantage points from which the photographs were taken must be indicated on the site plan, or locality plan as 
applicable. If available, please also provide a recent aerial photograph.  Photographs must be attached as Appendix C to this report.  
The aerial photograph(s) should be supplemented with additional photographs of relevant features on the site. Date of photographs 
must be included. Please note that the above requirements must be duplicated for all alternative sites.  
Site photographs are attached as Appendix C. 
 
 

SECTION B: DESCRIPTION OF THE RECEIVING ENVIRONMENT 
 
Site/Area Description 
 
For linear development proposals (pipelines, etc.) as well as development proposals that cover very large sites, it may be necessary to 
complete copies of this section for each part of the site that has a significantly different environment.  In such cases please complete 
copies of Section B and indicate the area that is covered by each copy on the Site Plan. 
 
 
1. GRADIENT OF THE SITE 
 
Indicate the general gradient of the sites (highlight the appropriate box).   
 

Flat Flatter than 1:10 1:10 – 1:4 Steeper than 1:4 

 
 
2. LOCATION IN LANDSCAPE 
 
(a) Indicate the landform(s) that best describes the site (highlight the appropriate box(es). 
 

Ridgeline Plateau 
Side slope of 

hill / mountain 
Closed 
valley 

Open valley Plain 
Undulating 

plain/low hills 
Dune Sea-front 

  
 
(b)  Provide a description of the location in the landscape.  
 

 
The site falls within the extended floodplain of Wildevoelvlei at an altitude of approximately 5 to 10m above mean sea 
level. The area consists of a low-lying flat valley floor and floodplain that is surrounded by mountains of the Cape 
Peninsula, with Chapman’s Peak and Spitskop to the north, Dassenberg to the east and the Brakkloof Ridge and 
Rooikrans to the south. A low ridge at Sun Valley separates the Noordhoek Valley from the Fish Hoek Valley in the east. 
The Atlantic Ocean occurs to the west. 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. 
 

 
 
3. GROUNDWATER, SOIL AND GEOLOGICAL STABILITY OF THE SITE 
 
(a) Is the site(s) located on or near any of the following (highlight the appropriate boxes)? 
 

Shallow water table (less than 1.5m deep) YES NO UNSURE 

Seasonally wet soils (often close to water bodies) YES NO UNSURE 

Unstable rocky slopes or steep slopes with loose soil YES NO UNSURE 

Dispersive soils (soils that dissolve in water) YES NO UNSURE 

Soils with high clay content  YES NO UNSURE 

Any other unstable soil or geological feature YES NO UNSURE 

An area sensitive to erosion YES NO UNSURE 

An area adjacent to or above an aquifer. YES NO UNSURE 

An area within 100m of a source of surface water YES NO UNSURE 

An area within 500m of a wetland YES NO UNSURE 

An area within the 1:50 year flood zone YES NO UNSURE 

A water source subject to tidal influence YES NO UNSURE 
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(b)  If any of the answers to the above is “YES” or “UNSURE”, specialist input may be requested by the Department. 

(Information in respect of the above will often be available at the planning sections of local authorities. The 1:50 000 scale Regional 
Geotechnical Maps prepared by Geological Survey may also be used). 

 
(c) Indicate the type of geological formation underlying the site. 
 

Granite Shale Sandstone Quartzite Dolomite Dolorite Other (describe) 

Provide a description. 

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. 
 
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 weathered granite has resulted in exploitable deposits 
of high-grade kaoline that were previously mined. Scattered platforms of calcrete occur between the beach and 
the Noordhoek Saltpan. The sand and shell deposits within the saltpan however indicate that the pan itself represents 
the remains of an earlier tidal lagoon (Heydorn and Tinley, 1980). 

 
 
A geohydrological investigation of the Lake Michelle wetland area 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. 
 
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. The 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. 
  
From the auguring and site conceptualisation it was 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. See Figure 4 for the geological cross-section along the wetland area.  
 

 
 

Figure 4: Geological cross-section along the wetland area. 
 
Figure 5 depicts a conceptual cross-section based on geological information available from geological maps. 
The wetland area consists of alluvial sands deposited on an impermeable clay layer that overlays granites from 
the Cape Granite Suite (CGS). The wetland area is located where groundwater discharges from sandstones from 
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the Peninsula formation at the lower contact with the underlying siltstones/mudstones from the Graafwater 
Formation or granites of the CGS. The contact between the higher permeability sandstones and the underlying 
lower permeability rocks results in a seepage face where groundwater discharge takes place. 
 
 

 
 

Figure 5: Cross section based on geological information. 
 

During wet seasons the water flux from groundwater increases towards the wetland area down gradient of the 
Peninsula Formation. The rise in groundwater level will then cause the alluvium to become saturated with water 
and inundated resulting in shallow ponds. During wet seasons the groundwater flux into the wetland area is 
expected to increase, in association with the increase in groundwater recharge as well as surface water inflows. 
  
The Geohydrological Report is attached as Appendix G5.  
 
Geotechnical investigation  
 
A Geotechnical investigation was carried out to provide preliminary geotechnical information for the civil and 
structural designs. Thirteen trial pits were excavated with a digger/loader in the Northern Triangle and the Main 
Dump Area and the positions of these pits are indicated in the geotechnical report attached as Appendix G21. 
DCP testing was planned 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 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 are considered appropriate options for the filled areas. See Appendix G16A for details on the 
cut and fill exercise.  
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4. SURFACE WATER 
 
(a)  Indicate the surface water present on and or adjacent to the site and alternative sites (highlight the appropriate boxes)? 
 

Perennial River YES NO UNSURE 

Non-Perennial River YES NO UNSURE 

Permanent Wetland YES NO UNSURE 

Seasonal Wetland YES NO UNSURE 

Artificial Wetland YES NO UNSURE 

Estuarine / Lagoon YES NO UNSURE 

 
(b) Provide a description.  
 

 
Wetland areas identified during the field assessment can be characterised as follows:  
 

 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 
 Salt pan 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. 
 
See Figure 6 for the mapped wetlands. The Freshwater Assessment report is attached as Appendix G6. 
 

 
 

Figure 6: Orthophotograph with the mapped wetland features at the site 
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Table 1 shows the Present Ecological State for the identified wetlands with Table 2 providing an interpretation 
of scores. 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 reed bed 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 pan area and is in a moderately modified 
ecological condition. The wetland associated with the storm water channel (Appendix D) is artificial and is 
considered to be in a seriously modified ecological state.  
 

Table 1: Present Ecological State of Identified Wetlands. 
 

 
 

Table 2: Ecological Categories of Wetlands. 
 

 
 
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. See Table 3 for the results of the ecological 
importance and sensitivity of the wetland areas.  
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Table 3: Results of Ecological Importance and Sensitivity of Wetlands. 

 

 
 
Wetland areas B (reed bed) 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 Wetland D (storm water 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 salt pan 
wetland area on the site is considered of a high ecological importance. It has been recommended that these 
wetland areas be conserved with ongoing interventions to mitigate stormwater impacts on the wetlands. With 
no intervention having taken place in the past, a decline in these wetlands has been noted. Recent 
assessments of the wetland area by the project team have allowed for a more detailed assessment of the salt 
pan areas within the dense reed bed. These assessments have confirmed that the saline pan wetland habitats 
are still intact and are still important to maintain.  The large majority of the Juncus wetland (Wetland A) and 
the central core salt pan area will be retained and managed as part of the development proposal. 
 
While it is agreed that the only value that the reed bed wetland area within the site currently provides is to 
buffer the saltmarsh area from the surrounding impacts, it does however also provide a significant barrier for 
the movement of biota. The dense growth of specifically the Typha bulrush reed bed 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 will be managed by diverting it around the 
wetland area using berms and swales. Removal of the bulrush and rehabilitating this area through shaping 
and replanting the area with suitable seasonal wetland vegetation will provide opportunity for the area to 
provide improved habitat for biota. 
 
It is recommended that development of the site should only take place outside of the delineated salt pan 
areas and should include an approximate 30-40m buffer where the clearing of reeds and alien invasive plants 
is undertaken.  
 
A part of the reedbed depression (Wetland B), and a small portion (0.1 ha) of the Juncus wetland (Wetland 
A) will be infilled for construction purposes. The potential loss of wetland areas due to the construction of the 
proposed development was assessed using the DWS Wetland Offset Calculator to determine the wetland 
targets that would need to be achieved by the proposed wetland offset. Table 4 below shows a comparison 
of the extent of wetlands to be created/restored under Alternative 2 and Alternative 4. -Table 5 provides a 
summary of the wetland offset targets and objectives as compared to the gains associated with the proposed 
wetland offsets for the layout alternatives considered. The proposed wetland offsets for Alternative 2 and 4 are 
similar with Alternative 4 resulting in less loss of wetland habitat. The losses associated with Alternative 2 and 4 
are largely associated with the reedbed habitat loss. See the Freshwater Assessment Addendum Letter 
attached as Appendix G27 for more details.   
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Table 4: Extent of wetlands to be created within the proposed development extent for Alternative 2 and 4.  

 
 

Table 5: Comparison of overall wetland offset targets 

 
 

The development off-sets include:   
 The establishment of a conservation area of approximately 9 ha within the centre of the site which will 

comprise of the existing salt pans within a wide buffer area. 
  The existing dense Phragmites and Typha reed bed within this area will be replaced by a mosaic of 

seasonal depression wetlands with the pans.  
 Low berms will be implemented to divert incoming stormwater and ensure the integrity of the wetland 

type created in the area. 

A wetland rehabilitation plan 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. See the Wetland Rehabilitation plan attached as Appendix G17A, and the Maintenance management 
plan attached as Appendix G17B.  
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5. THE SEAFRONT / SEA 

(a) Is the site(s) located within any of the following areas? (highlight the appropriate boxes).  
If the site or alternative site is closer than 100m to such an area, please provide the approximate distance in (m).   
 

AREA YES NO UNSURE 
If “YES”: Distance to 
nearest area (m) 

An area within 100m of the high-water mark of the sea YES NO UNSURE  

An area within 100m of the high-water mark of an estuary/lagoon YES NO UNSURE  

An area within the littoral active zone  YES NO UNSURE  

An area in the coastal public property YES NO UNSURE  

Major anthropogenic structures YES NO UNSURE  

An area within a Coastal Protection Zone YES NO UNSURE  

An area seaward of the coastal management line YES NO UNSURE  

An area within the high-risk zone (20 years) YES NO UNSURE  

An area within the medium risk zone (50 years) YES NO UNSURE  

An area within the low risk zone (100 years) YES NO UNSURE  

An area below the 5m contour  YES NO UNSURE  

An area within 1km from the high-water mark of the sea YES NO UNSURE  

A rocky beach YES NO UNSURE  

A sandy beach YES NO UNSURE  

 
(b) If any of the answers to the above is “YES” or “UNSURE”, specialist input may be requested by the Department. (The 1:50 000 scale 

Regional Geotechnical Maps prepared by Geological Survey may also be used). 
 
 
6.   BIODIVERSITY  
 

Note: The Department may request specialist input/studies depending on the nature of the biodiversity occurring on the site and 
potential impact(s) of the proposed development. To assist with the identification of the biodiversity occurring on site and the 
ecosystem status, consult http://bgis.sanbi.org  or BGIShelp@sanbi.org . Information is also available on compact disc (“cd”) 
from the Biodiversity-GIS Unit, Tel.: (021) 799 8698. This information may be updated from time to time and it is the applicant/ 
EAP’s responsibility to ensure that the latest version is used. A map of the relevant biodiversity information (including an 
indication of the habitat conditions as per (b) below) must be provided as an overlay map on the property/site plan as 
Appendix D to this report. 

 
(a) Highlight the applicable biodiversity planning categories of all areas on preferred and alternative sites and indicate the reason(s) 

provided in the biodiversity plan for the selection of the specific area as part of the specific category.  Also describe the prevailing 
level of protection of the Critical Biodiversity Area (“CBA”) and Ecological Support Area (“ESA”) (how many ha / what percentages 
are formally protected). 

 
 

Systematic 
Biodiversity 
Planning 
Category 

CBA ESA Other Natural Area 
(“ONA”) 

No Natural Area Remaining 
(“NNR”) 

If CBA or ESA, 
indicate the 
reason(s) for its 
selection in 
biodiversity plan 
and the 
conservation 
management 
objectives 

 
In terms of the Biodiversity Network, there are no terrestrial CBAs within the study area (See Figure 7). 
The majority of site is marked as “Other Natural Areas”. A smaller corner of the site where the Historic 
landfill and gate house is situated is classified as “No Natural Habitat”. The City of Cape Town Bionet 
and Wetland Layer indicates an aquatic CBA 2 in the western corner of the site. See Figure 8.  
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Figure 7: City of Cape Town Biodiversity Network (2019) 

 

 
Figure 8: Extract of the City of Cape Town Bionet and Wetlands layer 
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Describe the 
site’s CBA/ESA 
quantitative 
values 
(ha/percentage) 
in relation to the 
prevailing level 
of protection of 
CBA and ESA 
(how many ha / 
what 
percentages are 
formally 
protected locally 
and in the 
province) 

 
Table 6 displays the various categories of CBAs across the City of Cape Town biodiversity network. A 
total of 89554 Ha of biodiversity areas have been identified within this network of which 87206 ha is still 
natural. The total coverage of “Other Natural Vegetation” is unknown.  

 
Table 6: BioNet CBA Category Statistics 

 
 

 
(b) Highlight and describe the habitat condition on site.  
 

 
Habitat Condition 

Percentage of habitat 
condition class 
(adding up to 100%) 
and area of each in 
square metre (m2) 

Description and additional comments and observations (including additional 
insight into condition, e.g. poor land management practises, presence of quarries, 
grazing/harvesting regimes, etc.) 

 
Natural 
 

0 0 

The site has a long history of human use and disturbance and there are no 
parts of the site that have not been impacted to some degree by past 
activities.  As a result, there are no parts of the site that are considered to 
be in a natural condition. 

Near Natural 
(includes areas with 
low to moderate level 
of alien invasive 
plants) 

67% 120 000 

The majority of the interior of the site consists of wetlands composed of 
Typha and Phragmites reed beds with a smaller extent of open salt pan 
habitat. The wetlands have been significantly disturbed in the past, with 
the excavation of Lake Michelle as well as numerous drainage and 
diversion channels present within the study area.  Analysis of aerial 
photographs for the site reveals that the extent of the salt pan habitat has 
been shrinking as the Typha and Phragmites reed beds expand into this 
area.  This is seen to represent degradation and replacement of the high 
value salt pan habitat with low value reed beds.  This shift is likely caused 
by changes to the hydrology of the area and especially an increase in 
freshwater inputs which is reducing the salinity of the area and allowing 
the invasion of the reed beds into the salt pan habitat.  If current trends 
continue, the salt pan habitat will be entirely lost to the reed beds.   It is 
recommended that mitigation at the site attempt to reverse this trend and 
re-establish the salt pan habitat across a larger proportion of the site.   
No species of conservation concern were observed in the wetland and 
the overall diversity of the area is low, likely as a result of the long-term 
disturbance the area has experienced.   

Degraded 
(includes areas 
heavily invaded by 
alien plants) 

8% 30 000 

There are numerous degraded habitats present within the site.  This 
includes several areas heavily invaded by woody aliens such as Acacia 
cyclops as well as several berms, dams, drainage channels and other 
historically disturbed areas.  These areas contain some common 
indigenous species but also generally contain a wide abundance of alien 
species and are not considered to have a high ecological value.   

Transformed 
(includes cultivation, 
dams, urban, 
plantation, roads, 
etc.) 

25% 60 000 

The margins of the site and a significant portion of the site in the northwest 
have been transformed by previous construction activities at the site.  
These areas are now lawns, footpaths, roads and other transformed 
habitats with low ecological value.  The majority of the development 
footprint is located within these areas.   
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(c) Complete the table to indicate: 

(i) the type of vegetation present on the site, including its ecosystem status; and 
(ii) whether an aquatic ecosystem is present on/or adjacent to the site. 

 

Terrestrial Ecosystems Description of Ecosystem, Vegetation Type, Original Extent, Threshold 
(ha, %), Ecosystem Status  

Ecosystem threat status as per the 
National Environmental Management: 
Biodiversity Act, 2004 (Act No. 10 of 
2004) 
 

Critically 
 

Endangered 

The vegetation within the site according to the SANBI National 
Vegetation Mapping (2012 beta2 mapping) comprises of a mix 
of Hangklip Sand Fynbos and Cape Lowland Freshwater. 
Hangklip Sand Fynbos is considered to be an Endangered 
vegetation type. The City of Cape Town vegetation map also 
treats most of the affected area as Hangklip Sand Fynbos but 
does not identify a subtype or further status for the area. 
However, this vegetation type is no longer present on site.  

Vulnerable 
 

Least 
Threatened 

The vegetation within the site according to the SANBI National 
Vegetation Mapping (2012 beta2 mapping) comprises of a mix 
of Hangklip Sand Fynbos and Cape Lowland Freshwater. Cape 
Lowland Freshwater Wetlands vegetation type is considered 
Least Threatened. 

 
Aquatic Ecosystems 

Wetland (including rivers, depressions, channelled 
and unchannelled wetlands, flats, seeps pans, and 
artificial wetlands)  

Estuary Coastline 

YES NO UNSURE YES NO YES NO 
 
 
(d) Provide a description of the vegetation type and/or aquatic ecosystem present on the site, including any important biodiversity 

features/information identified on the site (e.g. threatened species and special habitats).  Clearly describe the biodiversity targets 
and management objectives in this regard.  

 
A botanical specialist visited the site twice, on the 27th of November 2017 and on the 12th of January 2018, and 
formulated a botanical report to reflect the current botanical status of the site and to assess impacts on botanical 
aspects and provide mitigation measures. The Botanical Assessment is attached as Appendix G7. According to the 
botanical report the vegetation of the site is classified as Hangklip Sand Fynbos, which is classified as Endangered.  
There is however no natural vegetation remaining within the site and the national vegetation map is not considered to 
be useful reference for the site, which has a long history of anthropogenic impact.  The City of Cape Town vegetation 
map also treats most of the affected area as Hangklip Sand Fynbos but does not identify a subtype or further status for 
the area.  As the VegMap does not provide useful information to inform the current study, it is not shown here, and the 
Hangklip Sand Fynbos is not further discussed.   
 
Historically the site has been impacted on by human activity to such an extent that the original vegetation on site has 
been almost completely transformed. As the botanical report suggests, the site must be viewed as largely 
anthropogenic in nature. Plant communities that are prevalent on site reflect active disturbance to the site which can 
be traced back more than a century.   
 
There are however plant communities that have developed over several decades, with current biodiversity and 
ecosystem value remaining high. In particular the salt pans present at the site have been identified as being of 
particular importance as such features are rare or completely absent on the peninsula and there are no known 
reference systems on the peninsula itself, although there are similar systems present in the wider Cape Town area.  
Originally, this area would most likely have consisted of a coastal dune system with seasonally waterlogged slacks and 
inter-dune areas interspersed with relatively drier dunes dominated by strandveld. A map of the area was developed 
by the botanical specialist showing the different plant communities and habitats on the site. See Figure 9.  
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Figure 9: Habitat map of  
Remainder Erf 3823 Noordhoek, showing the distribution of the different plant communities and habitat units 
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Typha and Phragmites Wetlands 
 
The majority of the site consists of wetlands heavily dominated by Typha capensis or Phragmites australis.  Based 
on an analysis of aerial photographs (Low 2014), this community has apparently increased at the site over the 
past 20 years, most likely as a result of a decrease in the depth of the water table and an increase in the amount 
of freshwater entering the system. This has largely been at the cost of the salt pan habitat which has similarly 
shrunk over the same period.  These species are not considered as sensitive, and on the contrary can spread 
quickly in disturbed areas.  

Juncus Beds 
 
In the southwest of the study area, there is a depressed area adjacent to the main access road (Northshore Drive) 
which is seasonally wet and dominated by Juncus kraussii subsp. kraussii with patches of Typha and various shrubs 
around the margins.  Other species present in this community include Ficinia nodosa, Carex ecklonii, Senecio 
halimifolius, Zantedeschia aethiopica and Osteospermum moniliferum.  This community gives way to reedbeds 
towards the open water channels or to the disturbed areas dominated by Stenotaphrum secundatum.  This is 
considered to be a semi-natural community and similar habitat occurs outside of Lake Michelle in the wetlands 
to the north of the site.  Although it is not considered highly sensitive from a botanical perspective due to the 
previous disturbance at the site and the low diversity of this habitat and lack of species of conservation concern, 
it is not widely distributed and also appears to be of above-average significance for fauna.  

Salt pans 
 
The salt pan habitat is unfavourable for most plant species.  These areas are seasonally inundated, but also saline 
with anoxic soils.  As a result, the number of different plant species that can tolerate these areas is very low.  This 
is however considered to be an important habitat as it is favoured by numerous waders and can have high 
productivity.  As this community is not widely available on the peninsula and was presumably much more 
widespread in the past, this has been identified as a desirable target towards which to rehabilitate the vegetation 
of the site and especially the Typha and Phragmites dominated areas. 

Bush Clumps/Dune Thicket 
 
There are various berms present on the site which are drier than the surrounding wetlands and which have usually 
become dominated by dune thicket species or alien trees.  These areas are usually characterised by the 
presence of large indigenous bushes such as Searsia glauca, Searsia laevigata or Osteospermum moniliferum as 
well as numerous woody aliens including Acacia saligna, Acacia cyclops, Schinus terebinthifolius, Cestrum 
laevigatum and Myoporum tenuifolium.  The ground layer is usually dominated by species such as Tetragonia 
fruticosa, Carpobrotus edulis, Pelargonium capitatum, Polygala myrtifolia, Zantedeschia aethiopica, Conyza 
scabrida, Metalasia muricata, Helichrysum patulum and Senecio halimifolius as well as a plethora of alien annual 
and perennial forbs.  These areas are anthropogenic in nature and are not considered sensitive as they have no 
species of concern present and are usually home to an abundance of alien species. 

Recently Disturbed Ground 
 
The areas mapped as disturbed ground are areas that appear to have been created by dumping building rubble 
and excess soil generated during the earlier phases of the Lake Michelle development.  Not surprisingly, these 
areas are dominated by indicators of disturbance and alien species. Many of these alien species occur more 
widely and can found around the margins of the wetland area in general.   
   
A sensitivity map was formulated by the botanical specialist to guide development at the site and identify plant 
communities that should be protected. The sensitivity map takes into account the context of the site, the 
anthropogenic nature of the site, and the overarching background of the project; to promote the restoration of 
the salt pans, maintaining connectivity between the main Lake Michelle water body and the current more 
seasonal wetlands, and to cater for Western Leopard Toad movement and breeding in its desired habitat. See 
Figure 10 for the sensitivity map of the site.  The salt pan habitats are considered of high sensitivity as the salt pan 
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 salt pan habitat is to be prevented.   
 
No plant species of conservation concern are present within the site, and it is clear the major impact with regards 
to the development of the site is on habitat loss and not on species per se.   
 



38 
 

 
Figure 10: Botanical sensitivity map of the Remainder Erf 3823. 

 
A follow-up assessment was conducted to assess the revised development alternative (Alternative 4) as 
requested by the Minister of Environmental Affairs and Development Planning.  

The new Alternative 4 is considerably reduced in footprint as compared to the Alternative 2, particularly within 
the various wetland habitats including the Juncus beds, the saltmarsh and the Typha beds.  The overall wetland 
gain is estimated at 1.28 ha.  But of particular significance is the increased avoidance of the saltmarsh habitat 
and the general increased buffer between the development and the saltmarsh.  This is seen as a positive 
avoidance measure and would function to reduce the overall impact of the development on the wetland.  
Although there is still some development footprint within the wetland habitats, most notably the areas of Typha, 
the affected habitats are largely anthropogenic in nature and include ditches and disturbed margins of the vlei.  
The loss of these habitats to the development would be of little botanical significance and seem unlikely to have 
broader consequences for similar habitats in the immediate area.  Overall, Alternative 4 is considered preferable 
to Alternative 2 and would reduce potential impacts of the development on the wetland. 

Alternative 2 the previously preferred development alternative would have a potentially significant impact on 
the wetland.  The main concerns would be the loss of saltmarsh habitat due to increased freshwater inputs from 
the hard infrastructure of the housing development or an associated rise in the local water table.  However, with 
the appropriate implementation of mitigation, the overall impact of Alternative 2 was deemed to be acceptable 
from a botanical perspective.   
 
The Botanical Assessment Addendum Letter is attached as Appendix G28. 
 
 
WESTERN LEOPARD TOAD (“WLT”) DEMOGRAPHICS WITHIN GREATER LAKE MICELLE AND MIGRATION CORRIDORS 
 
A survey was conducted in 2017 by a faunal specialist dealing specifically with amphibian considerations in the 
context of the proposed development. The rational for the commissioning of an amphibian study was based on 
the occurrence of Western Leopard Toads (WLTs) within the LME and general surroundings. The official 
International Union for Conservation of Nature (IUCN) conservation status of the WLT is Endangered (EN), and 
from a faunal perspective it is the primary species of conservation concern (SCC) in this particular project. A 
follow up survey was conducted in 2019 to determine if there are any Cape Platanna specimens present at the 
Lake Michelle site since a discovery of this species was made on Lake Shore Drive in late 2018.  
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The terms of reference of the amphibian assessments were as follows: 
 

 Determine the water quality parameters for WLT breeding habitat; 
 Determine the suitability of the site as WLT breeding habitat; 
 Determine suitability of the site as WLT shelter and foraging habitat; 
 Determine the best options for WLT corridors; 
 Determine best practice to install WLT underpasses; 
 Determine if Cape Platannas (Xenopus gilli) are present within the study area, and if so then where 

exactly;  
 Obtain additional water samples to provide for better insights in terms of managing the wetlands as saline 

or freshwater systems. 

To determine the salinity parameters for WLT breeding habitats, 25 wetlands in the area was surveyed. It was 
determined that the preferred salinity levels for an ideal WLT breeding wetland is generally 1.5 ppt or less, although 
up to about 3 ppt also appears to be tolerable. A salinity of higher than 3 ppt appears to be not adequate for 
WLT breeding. It was concluded that the Lake Micelle salt pans are not suitable as WLT breeding habitat as they 
are way too saline (6.92. to 17.97 ppt) The recommendation by Low (2017) to rehabilitate and manage this area 
as salt pan habitat for waders is therefore much more sensible and practical, rather than trying to create WLT 
breeding ponds. 
 
Trapping efforts and night-time surveys carried out further motivate the assumption that WLT do not utilise the 
wetlands on the subject property for breeding habitats.  However, it is well known that WLTs are in fact present in 
the general area, based on Toad NUTS monitoring records along Noordhoek Main Road. It is speculated that the 
WLTs move along the terrestrial (non-wetland) sectors of the site. As such the site is partially suited as WLT 
shelter/foraging habitat, with the bulk of this extending along the north-western perimeter, and along a narrow 
belt of terrestrial terrain along the eastern and north-eastern reaches of this site. 
 
Records of toad observations within the Lake Michelle development were used as indication for WLT movement. 
It was concluded that WLT can indeed persist in a residential setting. Likewise, the Lake Michelle garden-scape 
seems to serve as a substitute habitat for WLT shelter and foraging requirements.  
  
During the follow up survey of 2019 platanna traps were deployed at 31 sites. Water samples were also analysed 
at the trapping sites. It was noted that the 2019 winter rainfall season received higher rainfall than did the 2017 
season. Some of the sites were noted to having lower salinity levels during the 2019 survey. During the survey the 
lake had risen to the extent that it was spilling over into the saltmarsh habitat, thereby flooding Pan A. The 
significance of this observation is that fresh water will periodically be pushed into the adjacent saltmarsh habitat 
during years of good rainfall, and these areas may then temporarily become fresh enough to allow sporadic WLT 
breeding activity.  
 
In summary, it seems as though Pan A can from time to time serve as WLT breeding habitat, whereas the prospects 
of this happening it Pan B is less than for Pan A and it is seemingly even less so for Pan C (Figure 11). The overall 
suitability of the site as WLT breeding wetlands appears to be rather limited. The survey for the Cape Platanna 
comprised a total of 62 baited funnel traps that were set at 31 trap sites during the period 23 July to 9 September 
2019. These traps captured a total of 59 Common Platannas and 133 Clicking Stream Frog tadpoles, but no Cape  
 
Platannas were detected. It is of course not possible to prove the actual non-occurrence of Cape Platannas 
within the Phase 8 site but based on the current evidence it would appear as though this species is not present 
there. 
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Figure 11: The location of the three salt pans 
 
The conceptual layout for the proposed development makes provision for WLT dispersal and migration corridors. 
Collectively these corridors will likely constitute a significant ecological service to improve conditions for WLTs 
within this residential setting. The most significant of these are: 
 An ecological corridor along the western boundaries of the eastern residential cluster. This corridor will cater 

for north/south WLT movements across Noordhoek Main Road between the Lake Michelle estate and 
Noordhoek. 

 An ecological corridor adjacent to the western residential clusters, to maintain connectivity between 
Papkuilsvlei, the Lake Michelle estate and the Noordhoek region beyond Noordhoek Main Road. 

 An east/west corridor that extends parallel with Noordhoek Main Road. This ecological belt joins the eastern 
and western corridors before crossing Noordhoek Main Road. 

 A management aim of the central salt pan system is to eradicate most of the current reed infestations. If this 
aim is adequately achieved, it may provide additional open terrestrial habitat that in time may become 
suitable as WLT shelter/foraging and dispersal/migration habitat.  

 
Amphibian underpasses are envisaged for this project, positioned about 50 m apart along the 330 m stretch of 
Noordhoek Main Road. See Appendix G9 for proposed location of toad underpasses. On condition of the 
environmental authorization, the final design must be formulated in consultation with the Western Cape Provincial 
Administration, City of Cape Town representatives, engineers and an amphibian specialist.  
 
The proposed development must incorporate suitable mitigation measures to limit or prevent additional 
degradation of the local WLT population demographics. The layout has incorporated various features to cater 
for WLT ecological requirements and general wellbeing, for example migration corridors, nodes of 
shelter/foraging habitat and potentially new WLT breeding wetland habitat. 
 
The WLT impact assessment is attached as Appendix G8.  
 
A follow-up assessment was carried out to assess the impact of the revised layout alternative (Alternative 4) on 
fauna (i.e. mammals, reptiles, amphibians) as requested by the Minister of Environmental Affairs and 
Development Planning.  
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The addendum letter notes that the No-Go alternative generally provides fewer negative impacts for WLTs, 
whereas development alternatives 1, 2 and 4 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, 2 and 4, but it lacks the various positive opportunities that are associated with those development 
alternatives (i.e. increase of WLT shelter/foraging and dispersal/migration habitat, and the instalment of 
amphibian underpasses along Noordhoek Main Road). All four of the development alternatives are considered 
as being acceptable development intentions that will not be of significant detriment to the local WLT population. 
In weighing up the positives and negatives that are associated with the fairly similar development alternatives 1, 
2 and 4, alternative 4 is the preferable option because it has a reduced development footprint compared to 
alternatives 1 and 2. Although all three meet the requirements of being appropriate and acceptable 
development options that would adequately cater for WLT considerations, alternative 4 has better clustering and 
positioning of the residential units and lifestyle centre/clubhouse to free up more of the wetland habitat. It is 
therefore regarded as being the preferred of the three proposed development alternatives that were assessed 
for the LMP8 project.  
 
The Faunal Assessment Addendum letter is attached as Appendix G29. 
 
MAMMAL AND REPTILES BASELINE ASSESSMENT 
 
Almost all of the species of mammals and reptiles that inhabit or visit this site are listed as being of Least Concern 
(LC). The two exceptions are African Clawless Otter and Cape Dwarf Chameleon, both listed as Near Threatened 
(NT). Otters utilise much of the greater Lake Michelle aquatic habitats, including the subject property. This species 
is able to persist within the Lake Michelle estate in spite of the residential elements that skirt the main lake. 
Although the proposed 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 development is regarded as being 
acceptable in the context of the wellbeing of the Lake Michelle 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 the Lake Michelle estate. The carrying capacity of the Lake 
Michelle estate is rather limiting in terms of supporting medium-sized angulates, and thus the scope of the Lake 
Michelle estate 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 site will likely result in increased browsing 
opportunities for Cape Grysbok. 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. The Faunal Baseline 
Assessment is attached as Appendix G20.  A follow-up assessment was carried out to assess the impact of the 
revised layout alternative (Alternative 4) on fauna (i.e. mammals, reptiles, amphibians) as requested by the 
Minister of Environmental Affairs and Development Planning. The Faunal Assessment Addendum letter is attached 
as Appendix G29.  
 
AVIFAUNAL ASSESSMENT AND AFRICAN MARSH HARRIER INVESTIGATION  
 
Avisense consulting was approached to provide baseline data, impacts and recommendations for avifauna on 
site with specific reference to the African Marsh Harrier.   
 
Multiple visits were undertaken to determine the avian habitats present in the area that will be affected by the 
proposed development, a list of species identified was compiled, and observations were made with reference 
to the extent to which the development area is used by key species (e.g. African Marsh Harrier Circus ranivorus). 
Fifty‐eight bird species were seen during the time spent on‐site. The only threatened species recorded was African 
Marsh Harrier. This regionally Endangered species was seen on four occasions during observations conducted on 
or close to the site. The African Marsh Harrier is the only regionally threatened, locally resident species likely to be 
negatively impacted by the development proposal and unlikely to benefit from design attributes of the project 
intended to enhance the availability of natural habitat for birds. See Appendix G19 for the Avifaunal assessment.  
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A follow-up assessment was carried out to assess the impact of the revised layout alternative (Alternative 4) on 
avifauna as requested by the Minister of Environmental Affairs and Development Planning. Alternative 4 (the 
preferred alternative) has a smaller destructive footprint compared to Alternative 1&2 and is likely to (subtly) 
reduce negative effects on the local avifauna. Specifically, retaining or enhancing continuity in the usable 
African Marsh Harrier, Circus ranivorus, habitat between the reedbeds and wetlands to the southeast of the 
project area and the Juncus vegetation and reed beds to the northwest is likely to limit the negative impacts of 
the development on this scarce, ecologically important and regionally red-listed species. The Avifaunal 
Assessment Addendum letter is attached as Appendix G30.  
  

 
 
7. LAND USE OF THE SITE  

 
Note: The Department may request specialist input/studies depending on the nature of the land use character of the area and 

potential impact(s) of the proposed development. 
 

Untransformed area 
Low density 
residential 

Medium density residential High density residential Informal residential 

Retail 
Commercial & 
warehousing 

Light industrial Medium industrial Heavy industrial 

Power station 
Office/consulting 
room 

Military or police 
base/station/compound 

Casino/entertainment 
complex 

Tourism and 
Hospitality facility 

Open cast mine Underground mine Spoil heap or slimes dam 
Quarry, sand or borrow 
pit 

Dam or reservoir 

Hospital/medical 
centre 

School Tertiary education facility Church Old age home 

Sewage treatment 
plant 

Train station or 
shunting yard 

Railway line 
Major road (4 lanes and 
more) 

Airport 

Harbour Sport facilities Golf course Polo fields Filling station 

Landfill or waste 
treatment site 

Plantation Agriculture River, stream or wetland 
Nature  
conservation area 

Mountain, koppie or 
ridge 

Museum Historical building Graveyard 
Archaeological 
site 

Other land uses 
(describe): See description below 

 
(a) Provide a description. 
 

The remaining extent of 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 Appendix B4). The central portion of the property contains a wetland. 
 
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 Remainder Erf 3823 have been subject to fill and a capped 
municipal solid waste site is partially located in the north-western portion of the property. 
 
HISTORIC MUNICIPAL WASTE DISPOSAL FACILITY   
 
The proposed development footprint includes an area of approximately 29,750 m² in the north-western portion of the 
property that historically formed part of a municipal waste disposal facility which was used from 1976 to 1988 for 
disposal of building material and garden refuse.  
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8.  LAND USE CHARACTER OF THE SURROUNDING AREA  
 

(a)  Highlight the current land uses and/or prominent features that occur within +/- 500m radius of the site and neighbouring properties 
if these are located beyond 500m of the site.  

 
Note:  The Department may request specialist input/studies depending on the nature of the land use character of the area and 

potential impact(s) of the proposed development. 
 

Untransformed area Low density 
residential 

Medium density residential High density residential Informal residential 

Retail 
Commercial & 
warehousing 

Light industrial Medium industrial Heavy industrial 

Power station 
Office/consulting 
room 

Military or police 
base/station/compound 

Casino/entertainment 
complex 

Tourism and 
Hospitality facility 

Open cast mine Underground mine Spoil heap or slimes dam Quarry, sand or borrow 
pit 

Dam or reservoir 

Hospital/medical 
centre 

School Tertiary education facility Church Old age home 

Sewage treatment 
plant 

Train station or 
shunting yard 

Railway line 
Major road (4 lanes and 
more) 

Airport 

Harbour Sport facilities Golf course Polo fields Filling station 

Landfill or waste 
treatment site 

Plantation Agriculture River, stream or wetland 
Nature  
conservation area 

Mountain, koppie or 
ridge 

Museum Historical building Graveyard 
Archaeological 
site 

Other land uses 
(describe): 

 

 
(b) Provide a description, including the distance and direction to the nearest residential area, industrial area, agri-industrial area. 
 

The property 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 immediate surrounding land uses include the Noordhoek Wetlands, which 
fall within the Table Mountain National Park to the west of the site, and Crofters Valley residential area located to the 
north-east of the site. 
 
The Noordhoek Sports Fields are located approximately 400 m to the north of the site and are separated from the site 
by open land. The paddocks area of Noordhoek, is located to the north of the sports fields. Many of the properties in 
the paddocks area accommodate horses. The Cape Dutch Nursery complex, which includes the Noordhoek Pole Yard 
and a small restaurant, is also located to the north of the sports fields, approximately 700m from the site. The Green 
Acres Pre-Primary School is located immediately opposite the Cape Dutch Nursery, at the intersection between the 
Noordhoek Main Road and Sea Cottage Drive Road.  The Sun Valley and Long Beach Mall complexes are located 
800m and 1km to the south and south-west of the site respectively. The middle-income suburb of Sunnydale and the 
low-income suburb of Masiphumelele are located 700m and ~ 1.4 km to the southwest of the site respectively. Other 
residential areas in the vicinity of the site include Sun Valley and Capri to the south-east and south of the site 
respectively. The intersection between the Noordhoek Main Road and Ou Kaapse Weg is located ~ 900m to the 
southeast of the site.  
 

 
9. SOCIO-ECONOMIC ASPECTS 
 
a) Describe the existing social and economic characteristics of the community in the vicinity of the proposed site, in order to provide 

baseline information (for example, population characteristics/demographics, level of education, the level of employment and 
unemployment in the area, available work force, seasonal migration patterns, major economic activities in the local municipality, 
gender aspects that might be of relevance to this project, etc.). 
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The proposed development site is located in Noordhoek, a suburb of Ward 69. Adjacent suburbs in this Ward include 
Capri, Fish Hoek, Kommetjie, Ocean View, Sunnydale, Sun Valley and Masiphumelele.  
 
Population  
The population of Ward 69 in 2011 was 37 172, an increase of 78% since 2001, and the number of households was 13 
085, an increase of 89% since 2001. The rapid increase during this time in terms of both population and households 
was largely linked to growth of Masiphumelele. The average household size has declined from 3.2 to 2.84 in ten years. 
The population in this area is ~ 1% of the population of the CoCT.  
 
Table 7 shows that the majority of the population of Ward 69 in 2011 was Black African (59%), followed by White (33%) 
and Coloured (2.8%). In terms of age structure, 52.7% of the population falls within the 25 – 64 age group 
(economically active group), while only 6% were older than 65 years of age. The majority of the population in Ward 
69 reside in Masiphumelele. 

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

Table 7: Population of Ward 69 (Source: Census 2011) 

  

Population Male Female Total 

Total  % Total % Total % 

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

Coloured 474 1.3% 566 1.5% 1 040 2.8% 

Asian 82 0.2% 84 0.2% 166 0.4% 

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

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

Total 18 912 50.9% 18 257 49.1% 37 169 100.0% 
 
Employment  
The official unemployment rate was 21.84%. The highest unemployment level affects Black African at 30.88% (Table 
8), of whom the majority live in Masiphumelele. The category ‘Other’ has an unemployment rate of 20.2%. The 
unemployment level is similar to Provincial average (21.6%), but lower than the City of Cape Town (25.9%) average. 

Table 8: Employment (Source: Census 2011) 
  

Labour Force Indicators Black AfricanColouredAsian White Other Total 

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

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

Employed 8 756 394 75 5 782 976 15 983 

Unemployed 3 912 53 6 248 247 4 466 

Not Economically Active 3 100 224 38 2 166 236 5 764 

Discouraged Work-seekers 274 14 1 51 18 358 

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

Rates %       

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

Labour Force participation rate80.34% 66.62% 68.07%73.57% 83.82%78.01% 

 
 

 
 
 
 
 
 
 
 
 
 
 
 



45 
 

 
 
 

Household Income  
In terms of household income, 55% of households have a monthly income of R3 200 or less. The 2011 Census 
indicated that 17.1 % of the population had no formal income, 20.1 % earned between 1 and R1 600, and 17.6 % 
earn between R 1 601 and R 3 200 per month (Table 9). The majority of these households were Black African and 
Coloured. According to the 2011 Census, an estimated 47% of the CoCT’s households had a formal income of 
less than R3 200 per month. Average sized households that earn less that R 3 200 per month are regarded to fall 
below the poverty line. 

Low-income levels indicate dependence on social grants, reduced spending in the local economy and less tax 
and rates revenue for the district and local municipality.  

 
Table 9: Monthly household income (Source: Census 2011) 

 
Monthly Household 
Income 

Black African Coloured Asian White Other Total 

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

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

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

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

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

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

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

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

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

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

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

Total 7 400 100.0%254 100.0% 38 100.0% 4 799 100.0%600 100.0%13 091 100.0% 

 
Education  
In terms of education levels 2.0 % of the population over 20 years of age has no schooling, while only 2.8 % had 
completed primary school (which is regarded as the minimum literacy and numeracy requirement). The figures 
for Black Africans for no-schooling were higher, 2.9 % than the other defined categories (Table 10). 33.8% had 
completed Grade 12 and 20.7 % had a higher qualification. The education level of no schooling for the area is 
somewhat lower than the City of Cape Town average, with no schooling at 1.8 % and higher for obtaining a 
Grade 12 certificate (30.2 %).  

Table 10: Adult Education (Source: Census 2011) 
 

Ward 69 Adult 
Education (for 
all aged 20+) 

Black African Coloured Asian White Other Total 

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

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

Some 
primary 

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

Completed 
primary 

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

Some 
secondary 

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

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

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

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

Total 14 268 100.0% 623 100.0%112 100.0% 9 144 100.0% 1 392 100.0% 25 539 100.0% 
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10. HISTORICAL AND CULTURAL ASPECTS 
 

(a) Please be advised that if section 38 of the NHRA is applicable to your proposed development, you are requested to furnish this 
Department with written comment from Heritage Western Cape as part of your public participation process. Heritage Western 
Cape must be given an opportunity, together with the rest of the I&APs, to comment on any Pre-application BAR, a Draft BAR, 
and Revised BAR.  
 
Section 38 of the NHRA states the following:  
“38. (1) Subject to the provisions of subsections (7), (8) and (9), any person who intends to undertake a development 
categorised as- 
(a)  the construction of a road, wall, power line, pipeline, canal or other similar form of linear development or barrier exceeding 

300m in length; 
(b)  the construction of a bridge or similar structure exceeding 50m in length; 
(c)  any development or other activity which will change the character of a site- 
 (i) exceeding 5 000m2 in extent; or   
 (ii) involving three or more existing erven or subdivisions thereof; or  
 (iii) involving three or more erven or divisions thereof which have been consolidated within the past five years; or  
 (iv) the costs of which will exceed a sum set in terms of regulations by SAHRA or a provincial heritage resources 

                   authority; 
(d)  the re-zoning of a site exceeding 10 000m2 in extent; or    
(e)  any other category of development provided for in regulations by SAHRA or a provincial heritage resources authority,  
must at the very earliest stages of initiating such a development, notify the responsible heritage resources authority and furnish 
it with details regarding the location, nature and extent of the proposed  development”. 

 
(b) The impact on any national estate referred to in section 3(2), excluding the national estate contemplated in section 3(2)(i)(vi) 

and (vii), of the NHRA, must also be investigated, assessed and evaluated. Section 3(2) states the following:  
“3(2) Without limiting the generality of subsection (1), the national estate may include— 
(a) places, buildings, structures and equipment of cultural significance; 
(b) places to which oral traditions are attached or which are associated with living heritage; 
(c) historical settlements and townscapes; 
(d) landscapes and natural features of cultural significance; 
(e) geological sites of scientific or cultural importance; 
(f) archaeological and palaeontological sites; 
(g) graves and burial grounds, including— 

(i) ancestral graves; 
(ii) royal graves and graves of traditional leaders; 
(iii) graves of victims of conflict; 
(iv) graves of individuals designated by the Minister by notice in the Gazette; 
(v) historical graves and cemeteries; and 
(vi) other human remains which are not covered in terms of the Human Tissue Act, 1983 (Act No. 65 of 1983); 

(h) sites of significance relating to the history of slavery in South Africa; 
(i) movable objects, including— 

(i) objects recovered from the soil or waters of South Africa, including archaeological and paleontological objects and 
material, meteorites and rare geological specimens; 
(ii) objects to which oral traditions are attached or which are associated with living heritage; 
(iii) ethnographic art and objects; 
(iv) military objects; 
(v) objects of decorative or fine art; 
(vi) objects of scientific or technological interest; and 
(vii) books, records, documents, photographic positives and negatives, graphic, film or video material or sound 
recordings, excluding those that are public records as defined in section 1(xiv) of the National Archives of South Africa 
Act, 1996 (Act No. 43 of 1996)”. 

 
Is Section 38 of the NHRA applicable to the proposed development?  YES NO UNCERTAIN 

If YES or 
UNCERTAIN, 
explain: 

The proposed development triggered Section 38(1) of the National Heritage Resource Act. A Notice 
of Intent to Develop (NID) was submitted to Heritage Western Cape (HWC) – see Appendix E3.  
Comment from HWC stated that the proposed development will not impact on heritage resources 
and no further action under Section 38 of the National Heritage Resources Act (Act 25 of 1999) is 
required. (Appendix E4). 

Will the development impact on any national estate referred to in Section 3(2) of the 
NHRA? 

YES NO UNCERTAIN 

If YES or 
UNCERTAIN, 
explain: 

 

Will any building or structure older than 60 years be affected in any way? YES NO UNCERTAIN 
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If YES or 
UNCERTAIN, 
explain: 

There are no structures on site older than 60 years. 

Are there any signs of culturally or historically significant elements, as defined in section 
2 of the NHRA, including Archaeological or paleontological sites, on or close (within 
20m) to the site? 

YES NO UNCERTAIN 

If YES or 
UNCERTAIN, 
explain: 

No culturally significant elements including archaeological or paleontological sites, on or close to the 
site have been identified. However, should any heritage resources, including evidence of graves or 
human burials, archaeological and paleontological material be discovered during the execution of 
the activities above, al works must be stopped immediately, and Heritage Western Cape must be 
notified without delay.  

 
Note: If uncertain, the Department may request that specialist input be provided and Heritage Western Cape must provide comment 

on this aspect of the proposal. (Please note that a copy of the comments obtained from the Heritage Resources Authority must 
be appended to this report as Appendix E). 

 
11. APPLICABLE LEGISLATION, POLICIES, CIRCULARS AND/OR GUIDELINES   

 
(a) Identify all legislation, policies, plans, guidelines, spatial tools, municipal development planning frameworks, and instruments that 

are applicable to the development proposal and associated listed activity(ies) being applied for and that have been considered 
in the preparation of the BAR.  
 

LEGISLATION, POLICIES, PLANS, 
GUIDELINES, SPATIAL TOOLS, 
MUNICIPAL DEVELOPMENT 

PLANNING FRAMEWORKS, AND 
INSTRUMENTS 

ADMINISTERING AUTHORITY  
and how it is relevant to this 

application 

TYPE 
Permit/license/authorisation/comment / 
relevant consideration (e.g. rezoning or 
consent use, building plan approval, 
Water Use License and/or General 
Authorisation, License in terms of the 
SAHRA and CARA, coastal discharge 
permit, etc.) 

DATE 
(if already 
obtained): 

National Environmental 
Management Act (Act No. 
107 of 1998) [NEMA] 

Department of Environmental 
Affairs and Development 
Planning (DEA&DP) 

Environmental Authorisation  
This 
application 

National Heritage Resources 
Act (Act 25 of 1999). 

Heritage Western Cape Comment  
15 
September 
2017 

City of Cape Municipal 
Planning By-Law, 2015 

Council 
Deviation from the MSDF and 
Southern District Plan, SDP, rezoning 
and consent use approval 

Submission 
imminent  

National Water Act (Act 36 of 
1998) 

Dept. of Water and 
Sanitation 

Water Use License   23 May 2022   

National Environmental 
Management: Waste Act (Act 
No 59 10 of 2008) 

Department of Environmental 
Affairs and Development 
Planning (DEA&DP) – Waste 
Management Planning 

Relevant consideration  N/A 

National Environmental 
Management: Biodiversity Act 
(Act No. 10 of 2004) 

Department of Environmental 
Affairs and Development 
Planning (DEA&DP) 
Biodiversity and coastal 
management 

Relevant consideration  N/A 

National Environmental 
Management: Integrated 
Coastal Management Act  

Department of Environmental 
Affairs and Development 
Planning (DEA&DP) 
Biodiversity and coastal 
management 

Relevant consideration  N/A 

Western Cape Provincial and 
Spatial Development 
Framework 

Department of Environmental 
Affairs and Development 
Planning (DEA&DP) 

Relevant consideration  N/A 

City of Cape Town Integrated 
Development Plan (IDP) 

City of Cape Town  Relevant consideration  N/A 

City of Cape Town Municipal 
Spatial Development 
Framework (2018) 

City of Cape Town  Relevant consideration  N/A 

Southern District Plan  City of Cape Town  Relevant consideration  N/A 
City of Cape Town Gated 
Development Policy (2007) 

City of Cape Town  Relevant consideration  N/A 
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City of Cape Town 
Densification Policy 

City of Cape Town  Relevant consideration  N/A 

Peninsula Urban Edge Study  City of Cape Town  Relevant consideration  N/A 
 
(b) Describe how the proposed development complies with and responds to the legislation and policy context, plans, guidelines, spatial 

tools, municipal development planning frameworks and instruments.  
 

LEGISLATION, POLICIES, PLANS, 
GUIDELINES, SPATIAL TOOLS, 

MUNICIPAL DEVELOPMENT PLANNING 
FRAMEWORKS, AND INSTRUMENTS 

Describe how the proposed development complies with and responds: 

DEA&DP’s EIA Guideline and 
Information Document Series 

The following were pursued throughout this Basic Assessment process: 
 Guidelines for EIA Requirements  
 Guidelines for Public Participation 
 Guidelines on Alternatives 
 Guideline on Need and Desirability 
 Guideline for Involving Biodiversity Specialists in EIA Processes 
 Guideline for Environmental Management Plans 

DEA&DP’s Circular EADP 
0028/2014: “One Environmental 
Management System” 

This Basic Assessment process has followed the procedures in the circular, 
specifically under the new EIA Regulations 2014. 

National Heritage Resources Act 
(Act 25 of 1999). 

The National Heritage Resources Act, 1999 (NHRA) makes provision for heritage 
impact assessments under Section 38. The Act also contains a number of listed 
activities for which an application to undertake such an activity must be made.  
 
The proposed development triggered Section 38(1) of the National Heritage 
Resource Act. A Notice of Intent to Develop (NID) was submitted to Heritage 
Western Cape (HWC) – see Appendix E3.  Comment from HWC stated that the 
proposed development will not impact on heritage resources and no further 
action under Section 38 of the National Heritage Resources Act (Act 25 of 1999) is 
required. (Appendix E4). 

City of Cape Municipal Planning 
By-Law, 2015 

In the case of the subject property, the following applications will be submitted to 
the City of Cape Town:  

 An application to deviate the MSDF and Southern District Plan;  
 An application for rezoning to an appropriate residential zoning;  
 An application for SDP approval; 

 Application for consent uses and/or departures from the Cape Town DMS.  

National Water Act (Act 36 of 
1998) 

In order to develop the site, filling, shaping and possibly dredging of portions of the 
site will need to occur and a water use license application has been submitted to 
the relevant authority. 

National Environmental 
Management: Biodiversity Act 
(Act No. 10 of 2004) 

Critical Biodiversity Areas were mapped on the development site and are 
indicated in Figure 7. Furthermore, an assessment of the botany and wetland 
features were conducted. The sensitive botanical and wetland areas were also 
mapped and is illustrated in Figure 6 and Figure 8.  

National Environmental 
Management: Integrated 
Coastal Management Act 

The site is not located with 1 km from the highwater mark and does not trigger any 
activities in terms of Section 63 of the Integrated Coastal Management Act. The 
site also falls outside the CoCT coastal setback line and the coastal management 
line.  

Western Cape Provincial Spatial  

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 all three pillars. Ecological integrity or social 
equity alone does not constitute sustainability. 
The triple bottom line propagates an holistic approach which the proposal 
incorporates.  
 
The PSDF is based on a number of guiding principles that are relevant to the 
proposed development namely: 
 
 Spatial justice 
The proposed development will provide housing for the retired and aged and will 
also provide employment opportunities to lower income groups.  
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 Sustainability and resilience 
It should be noted that the proposed development – 
- Adheres to the planning and design principles 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; 

- Responds to the opportunities and constraints offered by the site, with the 
proposed development components being confined to the less sensitive 
portions of the property; 

- Focuses inter alia on the creation of an extensive consolidated saltmarsh 
conservation zone in the centre of the site. The remnant saltmarsh 
environment and hence the succulent halophyte Sarcocornia natalensis will 
be protected and rehabilitated. The rehabilitated wetlands are designed to 
be seasonal and annual fluctuations in water levels are inherent to the 
design and anticipated functioning of these features; 

- Promotes the establishment of a diversity of habitats and diversification of 
eco-system services, while arresting the monoculture species 
encroachment (i.e. dense Typha) that is a product of current urban runoff 
and stormwater discharge patterns into the wetland area; 

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

- Establishes 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; 

- Broadens the residential options provided by Lake Michelle and the larger 
valley; 

- Establishes 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; 

- Falls within the urban edge as previously defined by the Peninsula Urban 
Edge Study and as indicated in both the City of Cape Town Municipal 
Spatial Development Framework and Southern District Plan; 

- The proposals have substantial positive environmental, social and 
economic impacts. Negative impacts associated with the development 
can be mitigated to acceptable levels. 

 
 Spatial efficiency 

The proposed development – 
- Is a multifunctional development comprising conservation areas, amenity 

areas and a retirement village and ancillary uses; 
- Is spatially compact (taking the property’s environmental characteristics 

into account);account); 
- Diversifies the residential options offered by Lake Michelle and the broader 

Noordhoek / Sun Valley area; 
- The proposed density (taking the property’s environmental characteristics 

into account) and proximity to Noordhoek Main Road will assist to 
contribute towards supporting public transport; 

- Provision has also been made for NMT and an embayment on either side of 
Noordhoek Main Road. 

 
 Accessibility 

It should be noted that – 
- 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 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, linking an internal pedestrian system 
thereto, and an embayment on either side of Noordhoek Main Road. 
Further, employment opportunities will be created in close proximity to HDIs 
(e.g. Masiphumelele). 
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 Quality and livability 

The proposed retirement village has been designed to provide a quality 
environment for the inhabitants and improve ecological diversity and function.  

City of Cape Town Integrated 
Development Plan  

The City of Cape Town Integrated Development Plan (IDP) represents the 
overarching strategic framework through which the City of Cape Town aims to 
realise its development vision for the city.  The proposed development rests on the 
City’s two development vision pillars, including inter alia: 
 Pillar 1:  Ensure that Cape Town continues to grow as an opportunity city (create 

an economically enabling environment in which investment could grow and 
employment created); 

 Pillar 4:  Ensure that Cape Town is an inclusive city (everyone has a stake in the 
future and enjoys a sense of belonging). 

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. 
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. 
The development proposal is compliant and compatible with the strategic 
framework of the IDP. 

City of Cape Town Municipal 
Spatial Development Framework 
(2018) 

Lake Michelle Phase 8 is located within the urban edge and within a 
“Consolidation Area” as specified by the MSDF. The proposed development is in 
compliance with the categorisation of the site as Consolidation Area. 
The current preferred development proposal (Alternative 4) is consistent with 
numerous provisions of the MSDF. The current proposal may not be consistent with 
all the policies contained in the MSDF. However, various site specific circumstances 
exist for which the City of Cape Town’s Municipal Planning By-Law provides for. 
When considering applicable policy, the historical context of the site and other site 
specific circumstances should be acknowledged. The proposal does not differ 
from the principles as applied in the completed phases of Lake Michelle. However, 
the proposal shows that it is intended to protect and rehabilitate the saltmarsh 
vegetation communities. This addresses the original concern raised by DECAS and 
City of Cape Town, which led to the construction of Phase 8 to be put on hold. 
 
The following site specific circumstances should be noted: 

 The context of the Lake Michelle development (and its Phase 8, being 
Erf 3823) should be acknowledged. Lake Michelle is an artificial lake and 
wetland specifically created for the purposes of a residential marina, 
where developable and wetland areas are created. The subject property 
has been modified and intended for development for the purposes of a 
residential marina since the 1970’s. The existing system is to a large degree 
an artificial wetland specifically created for a freshwater residential 
marina. As an artificially created lake and wetland, this site cannot be 
compared to the greater Noordhoek Wetland System. 

 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. 

 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. 

 Phase 8 was approved to contain 140 residential units. 
 Lake Michelle was approved on a phased basis. Phase 8 (Rem. Erf 3823) 

represents the last remaining phase of the development. 
 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 DECAS. 
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 The current planning and environmental assessment process is the 
continuation of the “necessary environmental investigation” by the owner 
of the property, which investigation commenced a number of years ago. 

 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. 

 Map 5b and relevant sections in the MSDF do not refer to the 
developmental history of the site, the quality of the wetland and its 
functioning or its habitat diversity. 

 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 amounts of moribund 
material and do not appear to represent useful habitat to many species. 

 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. 

 A trend has been noted that the saltmarsh pans and open water habitat 
within the site were being replaced by reedbed. A model for habitat 
change suggests that with time the saltmarsh pans 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 unchecked and a key wetland habitat 
is likely to be lost. 

 Regarding Section 28 of NEMA, it requires of the landowner to remove 
sediment and invasive alien vegetation (it should be noted that the 
landowner has removed invasive alien vegetation and that this is an 
ongoing management process), but will not require of the landowner to 
mitigate the freshening of the wetland areas and the associated 
indigenous reed encroachment that is a result of increased nutrient rich 
stormwater entering the site from surrounding areas. This aspect is 
particularly placing the remaining saltmarsh habitat at threat and 
degrading this habitat. 

 The current development proposals result from further specialist work 
conducted to develop a viable, sustainable development and saltmarsh 
restoration plan for the site. 

 The proposals show that it is intended to protect and rehabilitate remnant 
saltmarsh vegetation communities and diversify the habitat currently 
provided by the site. It is the objective of the current proposal to give 
effect to the rehabilitation and protection of the identified saltmarsh areas 
from inter alia excessive water and nutrient supply emanating from outside 
of the site and further encroachment by Typha. This addresses the concern 
raised by DECAS and City of Cape Town, which led to the construction of 
Phase 8 to be put on hold. 

 One of the focus areas of the proposal is the creation of an extensive 
consolidated saltmarsh conservation zone in the centre of the site. The 
wetlands are designed to be seasonal and annual fluctuations in water 
levels are inherent to the design and anticipated functioning of these 
features. 

 The proposals ensure the establishment of a diversity of habitats and 
diversification of eco-system services, while arresting the monoculture 
species encroachment (i.e. dense Typha) that is a product of current 
urban runoff and stormwater discharge patterns into the wetland area. 

 The ‘no development’ option is not regarded as a practical long-term 
option. Should the development as proposed not take place, the 
following should be noted: 
- It could realistically be expected that of the saltmarsh wetland areas 

and loss of biodiversity would continue to take place. The No-
Development Alternative will result in the eventual complete loss of 
saltmarsh habitat within the site over the longer term; 
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- 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 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, with specific reference to HDIs; 
infrastructure development and upgrading; spin-offs to other sectors; 
revenue to the City of Cape Town; and growth of the local economy. 
The significance of the potential positive socio-economic impacts has 
been assessed to be of High Positive significance, which would be lost; 

- The site would in future increasingly be the subject of development 
pressures, especially considering the expected loss 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. 

 The siting of residential units and other urban infrastructure have been 
guided by the presence or absence of conservation-worthy vegetation 
communities and environments and providing viable linkages between 
natural elements, together with the provision of buffer zones around these 
environments. 

 The wetland offset calculation for the development layout demonstrates 
that the wetland losses associated with the Preferred Alternative 
(Alternative 4) are largely associated with the reedbed habitat loss. 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 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. 

 With the implementation of the proposed mitigation measures, the 
potential impacts of the Alternative 4 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 
wetland areas and in particular secure the long term sustainability of the 
saltmarsh habitat. 

 The aquatic impact assessment has found that the impact of the 
proposed development on the site will be Positive. 

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

 The environmental impact studies have found that the proposals have 
substantial positive environmental, social and economic impacts and that 
negative impacts associated with the development can be mitigated to 
acceptable levels. 

 Indications are that the preservation of the saltmarsh indefinitely will 
require significant intervention at present and continued management 
thereafter. The rehabilitation and habitat creation costs are substantial. 
The cost of the future long term management of the natural environment 
will also be substantial. 

 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 site is neither demarcated as a “Discouraged Growth Area” nor a 
“Critical Natural Assets” as is the case with the adjacent ‘Checkers / Long 
Beach Mall’ wetland area to the southeast and the Papkuilsvlei wetlands 
to the west and southwest respectively. 

 The site is located within the urban edge (as indicated by the Urban Edge 
Study, the MSDF and Southern District Plan) and is demarcated by the 
MSDF as a ‘Consolidation Area’. 

 Two of the desired spatial outcomes for Consolidation Areas are 
“Diversification of mono-use residential patterns” and “Incremental 
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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 a Consolidation Area. 

 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. 

 Adequate civil services are available on or adjacent to the property. 
 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 proposed development complies with and is compatible with a large 
number of key principles, spatial strategies, policies, sub-strategies and 
policy guidelines as contained in the PSDF, IDP, MSDF, Densification Policy, 
Gated Development Policy, Urban Design Policy, Scenic Drive Network 
Management Plan and Veldfire Related Planning Guidelines. 

 
See the Need and Desirability Report attached as Appendix G1 and its Addendum 
as Appendix G33 for more information on how the proposed development is 
consistent with numerous provisions of the MSDF. 

Southern District Plan  

The current preferred development proposal is consistent with numerous provisions 
of the Southern District Plan. The current proposal may not be consistent with all 
the policies contained in the District Plan. However, various site specific 
circumstances exist for which the City of Cape Town’s Municipal Planning By-Law 
provides for. Please refer to the section above regarding site specific 
circumstances. 
Also refer to the Need and Desirability Report attached as Appendix G1 and its 
Addendum as Appendix G33. 

City of Cape Town Gated 
Development Policy  

Lake Michelle is an existing private development with private roads, private open 
spaces, access control, perimeter fencing. The proposed development of Phase 8 
therefore falls within the “entirely private” type and is categorized as “purpose built 
/ planned / greenfield”. The proposed development will not impede existing or 
future public access to areas where the public is entitled to visit. 

City of Cape Town Municipal 
Planning Bylaw  

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 the MSDF and Southern District Plan;  
 An application for rezoning to an appropriate residential zoning;  
 An application for SDP approval; 

 Application for consent uses and/or departures from the Cape Town DMS. 

Peninsula Urban Edge Study  

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 vicinity 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. It acknowledges the development history of the site as a 
residential marina and broadly indicates relevant portions of the site accordingly. 
Development within the urban edge is compliant and compatible with the 
proposals as made by the urban edge study.  

City of Cape Town Densification 
Policy  

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 
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Note: Copies of any comments, permit(s) or licences received from any other Organ of State must be attached to this report as Appendix 
E. 
 
Section C: PUBLIC PARTICIPATION  
 
The PPP must fulfil the requirements outlined in the NEMA, the EIA Regulations, 2014 (as amended) and if applicable, the NEM: WA and/or 
the NEM: AQA. This Department’s Circular EADP 0028/2014 (dated 9 December 2014) on the “One Environmental Management System” 
and the EIA Regulations, any subsequent Circulars, and guidelines must also be taken into account.  
 
1. Please highlight the appropriate box to indicate whether the specific requirement was undertaken or whether there was an 

exemption applied for.  
 

In terms of Regulation 41 of the EIA Regulations, 2014 (as amended) - 

(a) fixing a notice board at a place conspicuous to and accessible by the public at the boundary, on the fence or along the 
corridor of - 

(i) the site where the activity to which the application relates, is or is to be undertaken; and YES EXEMPTION 

(ii) any alternative site YES EXEMPTION N/A 

(b) giving written notice, in any manner provided for in Section 47D of the NEMA, to – 

(i) the occupiers of the site and, if the applicant is not the owner or person in control of the site 
on which the activity is to be undertaken, the owner or person in control of the site where 
the activity is or is to be undertaken or to any alternative site where the activity is to be 
undertaken; 

YES EXEMPTION N/A 

(ii) owners, persons in control of, and occupiers of land adjacent to the site where the activity 
is or is to be undertaken or to any alternative site where the activity is to be undertaken; 

YES EXEMPTION 

(iii) the municipal councillor of the ward in which the site or alternative site is situated and any 
organisation of ratepayers that represent the community in the area; 

YES EXEMPTION 

 (iv) the municipality (Local and District Municipality) which has jurisdiction in the area; YES EXEMPTION 

 (v) any organ of state having jurisdiction in respect of any aspect of the activity; and YES EXEMPTION 

 (vi) any other party as required by the Department; YES EXEMPTION N/A 

(c) placing an advertisement in - 

(i) one local newspaper; or YES EXEMPTION 
(ii) any official Gazette that is published specifically for the purpose of providing public notice 

of applications or other submissions made in terms of these Regulations;  YES EXEMPTION N/A 

(d) placing an advertisement in at least one provincial newspaper or national newspaper, if 
the activity has or may have an impact that extends beyond the boundaries of the 
metropolitan or district municipality in which it is or will be undertaken 

YES EXEMPTION N/A 

(e) using reasonable alternative methods, as agreed to by the Department, in those instances 
where a person is desirous of but unable to participate in the process due to— 
(i) illiteracy; 
(ii) disability; or 
(iii) any other disadvantage. 

YES EXEMPTION N/A 

If you have indicated that “EXEMPTION” is applicable to any of the above, proof of the exemption decision must be appended to 
this report. 
Please note that for the NEM: WA and NEM: AQA, a notice must be placed in at least two newspapers circulating in the area 
where the activity applied for is proposed. 
If applicable, has/will an advertisement be placed in at least two newspapers? YES NO 

If “NO”, then proof of the exemption decision must be appended to this report. 

 
2. Provide a list of all the State Departments and Organs of State that were consulted: 

 

State Department / Organ of State Date request  
was sent: 

Date comment received: Support / not in support 

Department of Environmental Affairs 
and Development Planning 2020-11-05 2020-12-05 Unknown 

Department of Environmental Affairs 
and Development Planning: Waste 
Management 

2020-11-05 2020-12-04 Unknown 

Cape Nature 2020-11-05 2020-12-08 Unknown 
Department of Water and Sanitation 2020-11-05 2021-03-01 Unknown 

higher densities”, as well as “higher-density infill on vacant and underutilised land 
throughout the built area of the city”. 
 
Although a relatively low density is proposed due to the site’s environmental 
characteristics, the proposal is considered to be compliant with the objectives of 
the Densification Policy. 
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Department of Transport and Public 
Works 

2020-11-05 2020-11-24 Unknown 

City of Cape Town 2020-11-05 2020-12-06 Unknown 
Heritage Western Cape 2020-11-05 2020-11-05 No objection 
SANParks 2020-11-05 2020-12-07 Unknown 

 
 

3. Provide a summary of the issues raised by I&APs and an indication of the manner in which the issues were incorporated, or the reasons 
for not including them. 
(The detailed outcomes of this process, including copies of the supporting documents and inputs must be included in a Comments 
and Response Report to be attached to the BAR (see note below) as Appendix F). 

The following is a summary of the comments and responses received by I&APs on the draft BAR. These can be 
summarised into 6 Main Categories: 

1. Socio-Economic and Social Aspects  
- Decline in property value: The Evergreen product still reflects a higher average rate/m². With the high-quality 

product proposed for Remainder Erf 3823 (Phase 8), it is likely that surrounding property values will remain stable. 
- Visual impacts from with the estate (Waterlily Close) and visual impacts: Appendix G14 shows a conceptual cross 

section indicating the distance between houses in the proposed development and houses on Waterlily Close for 
Alternative 2. The proposal for Alternative 2 was to stagger houses along the edge to reduce visual impact from 
Waterlily Close. However, for the Alternative 4 development proposal the houses and lifestyle centre/clubhouse 
adjacent to Waterlily Close have been removed and therefore this impact has been significantly reduced.  

- Changing nature of estate: Development of Remainder Erf 3823 has been envisaged for a number of years and 
pre-dates the establishment of the affected houses in Phase 2 of Lake Michelle. The proposal will be constructed 
in the same manner as phases 1 – 7. Phase 8 is the final phase and completes the development of Lake Michelle. 

- Alternative layout with reduced number of units that is still viable: The fewer units the higher the burden in terms 
of levies required to maintain the 10ha plus wetland area with its associated buffers. The Limited Development 
option (Alterative 3) 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. In response to the applicant’s appeal 
submission on the refusal for the Environmental Authorisation by DEA&DP to the Minister of Environmental Affairs 
and Development Planning, the Minister requested that an amended Final BAR be prepared that would include 
an additional development alternative that further avoids impact on the wetlands. Therefore, the Alternative 4 
development layout was formulated in response to the request from the Minister.  

- Alternating the sense of place: Development of Rem Erf 3823 was approved by the relevant authorities at the 
time, and it has always been envisaged for development (for ± 40 years) as Phase 8 of Lake Michelle and pre-
dates the establishment of houses in other phases of Lake Michelle. Erf 3823 is a medium sized middle to upper 
income development catering to the retirement market and is being proposed adjacent to an existing middle to 
upper income eco-estate development.  

- Noise impacts: Construction associated noise will be managed through the Construction Environmental 
Management Plan (CEMP). The Evergreen product is for retirees, sound levels are anticipated to be less than 
those of standard households and should not be more than is experienced within Lake Michelle already.  In 
Alternative 4 the houses and lifestyle centre/clubhouse adjacent to Waterlily Close. The concern regarding noise 
is therefore reduced.  

- Security risks: No construction workers, except for security personnel, should be allowed to stay on site overnight. 
Building contractors appointed by the developer will ensure that workers are transported to and from the site 
daily. Construction related activities will comply with all relevant building regulations. 
 

2. Traffic Aspects  

- Public transport stopping zones, collection and drop of points:  The development concept provides for an 
embayment on both sides of Noordhoek Main Road. 

- Traffic congestion. esp. on Northshore drive: Under Alternative 2 the proposed retirement village development is 
expected to generate 38 vehicle trips doing the AM and PM peak hours, distributing to either Northshore or 
Lakeshore Roads. An additional northern internal access road from Northshore Drive has been created in the 
vicinity of the estate offices and maintenance yard.  The impact of the additional development traffic is expected 
to be marginal. The revised layout (Alternative 4) will generate 34 vehicle trips during AM and PM peak hours. The 
Traffic impacts for Alternative 2 and 4 are expected to be similar.   

- ‘Walkway’ on the main road: The development concept provides for an NMT lane along the southern side of 
Noordhoek Main Road along the frontage of the development. Dedicated pedestrian links from the 2 access 
gates along Noordhoek Main Road have been indicated in a southern direction along Northshore Drive and 
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Lakeshore Drive. The internal pedestrian network is therefore linked to the external NMT lane.  
- Possible road linking Northshore Drive, between the entrance and exit gate roads: This proposal is not supported 

because it will result in a very short throat for entering vehicles.  Such an additional access road will also add an 
additional conflict point at the gate house area, adding to the complexity of navigating this area. 

- Decision on the sidewalk and its location along Noordhoek Main Road: The TIA states that there are no City of 
Cape Town plans to implement an NMT route along Noordhoek Main Road.  The project team has proposed to 
implement an NMT route as part of the proposals.   

- Internal traffic congestion: An internal traffic distribution assessment was undertaken, and the intersection 
operations assessed. This was undertaken at the site accesses onto Northshore Drive and Lakeshore Drive. This 
shows that traffic can still expect an acceptable level of service during the AM and PM peak hours.   Three access 
points to the development is proposed. 

-  
- Trip generation rates: The expected trip generation rates and expected development trips for this development 

were obtained from the Committee of Transport Officials, South African Trip Data Manual, TMH17, Version 1.01, 
2013 (COTO) Trip Generation, 7th Edition.  The trip generation rate for a retirement village is 0.35 trips/ dwelling 
unit during the peak hours.  This was based on various surveys undertaken across South Africa.  These trips take 
into considerations the trip making behaviour of residents, staff and service personnel at retirement villages.  

- Traffic impacts during construction phase:  A construction traffic impact assessment letter is attached as Appendix 
G13 of the Final Basic Assessment. 

- Traffic safety: exiting the Lake Michelle ingress / egress points into Noordhoek Main Rd: Traffic safety can be 
improved through regular trimming of the vegetation. 
 

3. Civil Works 
- Cut and fill exercise: Fill material will be generated from a cut to fill exercise on the site and using material from 

the historic waste dump.  
- Existing water drainage from the gatehouse along Lakeshore Drive: Stormwater runoff from the road and the 

gatehouse area drains to the existing stormwater system that drains to the existing ponds. 
- Stormwater plan does not include site specific details: The stormwater management drawing is based on the 

overlay of all the other specialists’ layouts and details as this is taken into account in the planning layout. 
- Stormwater impacts on adjacent properties: A natural and functioning corridor will be maintained with adjacent 

wetlands and is accommodated by the proposed layout. Where required, such as the Papkuils area, the flow of 
water to that area will be managed, as currently. 
 

4. Planning Aspects 
- Historic grounds for no development: The 21 May 2001 DECAS issued letter clearly states: “it is urged that the 

development be placed on hold until such time as the necessary environmental investigation have taken place.” 
The current application is a continuation of the suspended process, supported by further specialist environmental 
investigation as requested. 

- Same building regulations as the existing Lake Michelle houses: The proposed development does not form part 
of the existing Lake Michelle HOA and is therefore not automatically covered by the architectural guidelines that 
apply to the HOA. 

- The need for the internal road connection parallel to Noordhoek Main Road: This internal road connection is 
located on an existing raised footpath connection. It should be noted that it fulfils a number of important 
functions, e.g.: 

o Provides for an integrated retirement village. The road links the western and eastern portions of the 
village. Access from the east to the common areas and facilities to the west, e.g. lifestyle centre/ 
clubhouse, administration and maintenance, is for example facilitated; 

o The link aids orderly management of the retirement village; 
o The link promotes a sense of community within the village; 
o Traffic safety is promoted. The link removes the option to access the lifestyle centre/clubhouse and other 

communal facilities towards the west by utilising the shorter route of exiting at the Lakeshore Dive / 
Noordhoek Road exist/entrance and reinterring at the Northshore Drive / Noordhoek Road 
exist/entrance, constituting a more dangerous route to be utilised by the elderly; 

o The link road aids evacuation in the event of danger, e.g. fire. Alternative or multiple evacuation routes 
are therefore provided; 

o Assists in deviating the stormwater entering the site from outside (the north) around the rehabilitated 
saltmarsh area. 

 
The necessity and desirability of this internal link road were also acknowledged when the Phase 8 
Development Plan was approved during March 1998. In this regard, the approval by the South Peninsula 
Municipality contains the following condition: 
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“3. …The link road between phases 8 and 9 is to be constructed when phase 8 is developed.” (i.e. a link 

between Northshore Drive and Lakeshore Drive) 
- Density of proposal compared to current development: Large areas of the site are to be retained as open space 

and rehabilitated. A gross residential density of 5.7 units per ha is proposed for Alternative 2, with the positioning 
of units being guided by inter alia environmental informants. The previous approvals for Phase 8 included a total 
of 140 residential units, which included group housing. It was proposed to reduce this number to 110 residential 
units for Alternative 2.  In response to the applicant’s appeal submission on the refusal for the Environmental 
Authorisation by DE&DP to the Minister of Environmental Affairs and Development Planning, the Minister requested 
that an amended Final BAR be prepared that would include an additional development alternative that further 
avoids impact on the wetlands. Therefore, the Alternative 4 development layout was formulated with a total of 
98 residential units. A gross residential density of 5.15 units per ha is proposed for Alternative 4. 

- Building guidelines: Evergreen has considered incorporating elements of external architectural design to be 
complimentary to Lake Michelle.  As there are other residents that feel that an association with the retirement 
village would have a negative impact on perceptions of Lake Michelle, complimentary rather than the same 
architectural elements have been considered. Alternative 4 incorporates elements of existing Lake Michelle 
external architectural design.  
 

- Positioning of lifestyle centre/clubhouse: The revised location for Alternative 2 facilitates better pedestrian access, 
is set back from the road, provides better amenity value and is more centrally located. The lifestyle centre/ 
clubhouse will be +- 70 m away from the closest property boundary in Waterlily Close. The water canal and 
associated reeds, landscaped areas and residential units are located between the residences along Waterlily 
Close and the proposed lifestyle centre/clubhouse. In terms of the revised layout (Alternative 4) the club house 
has been moved out of the Juncus wetland into a less sensitive area. The clubhouse will be approximately 120 
meters away from the nearest external property boundary.  

- Development alternatives and grounds for a 4th alternative: Numerous alternatives, not reflected in the 
documentation presented, have been considered during this process, which alternatives preceded the stated 
Alternatives 1 and 2 presented in the previous Basic Assessment Report.    In response to the applicant’s appeal 
submission on the refusal for the Environmental Authorisation by DE&DP to the Minister of Environmental Affairs 
and Development Planning, the Minister requested that an amended Final BAR be prepared that would include 
an additional development alternative that further avoids impact on the wetlands. Therefore, the Alternative 4 
development layout was formulated in response to the request from the Minister. See Appendix B4 for the 
development proposal.  

- Existing development rights, expectations, and obligations: The entire extent of the Lake Michelle development, 
including Phase 8, was rezoned to “Subdivisional Area” for the purpose of establishing a marina township.  The 
rezoning and subdivisions approval for Phase 8 contained a total of 140 residential units, which included group 
housing.  Phase 8 was placed on hold “until such time as the necessary environmental investigation have taken 
place” (as requested by DECAS at the time) in relation to the salt marsh communities.  The current planning and 
environmental assessment process (which process started a number of years ago) should be regarded as the 
continuation of the “necessary environmental investigation” by the owner of the property. However, the rezoning 
and subsequent subdivision approvals for Phase 8 have lapsed due to the time that has passed. Stormwater 
discharge into the property (a major contributing factor to the deterioration of the saltmarsh habitat) has its origin 
from outside of the site and occurs via stormwater infrastructure installed to prevent flooding on Noordhoek Main 
Road. This scenario was created by the relevant authorities. The current development proposals result from further 
specialist work conducted by the current landowner to develop a viable, sustainable development and saltmarsh 
restoration plan for the site. 

- The current preferred development proposal is not consistent with all applicable policy, specifically the MSDF and 
Southern District Plan, and veld fire risk planning guidelines: When considering applicable policy, the historical 
context of the site and other site specific circumstances should be acknowledged. The proposal does not differ 
from this principles as applied in the completed phases of Lake Michelle. However, the proposal shows that it is 
intended to protect and rehabilitate the saltmarsh vegetation communities. This addresses the original concern 
raised by DECAS and City of Cape Town, which led to the construction of Phase 8 to be put on hold. Various site 
specific circumstances exist. 
 

5. Environmental Aspects  
- Infilling of wetlands: The development layout that is proposed has specifically avoided loss of the unique wetland 

habitat and has been designed and planned to ensure the longer-term sustainability of the wetland. The wetland 
area currently within the site supports low numbers of biota as a result of the dense reed growth. The proposal is 
to change this by reintroducing more wetland habitat diversity that will attract more bird life and amphibians. For 
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Alternative 2 there will be infilling of approximately 2.5 ha of wetlands and for Alternative 4 it is proposed to infill 
approximately 1.86 ha of wetland area.  

- Neglect of salt pan areas: The stormwater discharge into the property (a major contributing factor to the 
deterioration of the saltmarsh habitat) has its origin from outside of the site and occurs via stormwater 
infrastructure installed to prevent flooding on Noordhoek Main Road. This scenario was created by the relevant 
authorities. The new owner commissioned studies in 2014 to consider the extent of the loss of saltmarsh and what 
could be done to restore this natural asset, while developing a feasible development to achieve this objective. 

- The resulting isolated, pocket conservation areas surrounded by urban development as proposed, are not viable 
and sustainable as functional ecological systems: The property is part of the residential marina of Lake Michelle. 
Residential development on portions of the property has always been envisaged. Ecological connectivity is 
ensured through linkages to the north (Western Leopard Toad migration route), south (existing Lake Michelle 
waterways) and west (Papkuilsvlei wetland area). For the Alternative 4 development proposal the majority of the 
Juncus wetland area will be conserved. 

- Implementation of environmental principles: Annexure H contains the Environmental Management Program 
(EMP) to be submitted as part of the BAR to the DEA&DP.  Compliance therewith will be a condition of approval.  
It will guide the management of the development in the same manner as the OEMP does for Lake Michelle. 

- Management of salt pan and failing to implement mitigation measures: The longer-term management of the salt 
pan will require a more passive intervention and will be in accordance with an approved maintenance and 
management plan for the site. The detail on the measures required for the rehabilitation of the wetlands as well 
as their longer-term maintenance and management will thus be provided in documents that will be signed off 
by DWS and DEADP. 

- Water Quality Impacts: The stormwater design has specifically been drawn up to prevent runoff from the 
developed areas within the site as well as from surrounding developed areas from impacting on the wetland 
area, while still mitigating the developed site’s own stormwater onsite. 

- Ecological corridors: Ecological corridors were identified in the Freshwater Impact Report (Figure 21) and have 
been considered in the proposed layouts. 

- Western Leopard Toad report based on measurements made during drought years and interpretations for 
individual sites that are based on only two EC measurements, especially when they were made during a drought 
year: A second survey was conducted during the 2019 winter season and another 34 water samples were 
analysed. The results of the 2019 (which was a wetter year than 2017) survey were incorporated into the updated 
amphibian assessment report (Burger 2020). An objection was made that Electrical Conductivity (EC) 
measurements were made on only two occasions. This is entirely appropriate and adequate in the context of 
determining the suitability of the Lake Michelle saltmarsh in being potentially usable as WLT breeding habitat. The 
follow-up 2019 water analyses that were measured during a wetter winter season portray a similar scenario, albeit 
somewhat fresher than the 2017 season. 

- Inappropriate timing of WLT trapping: The trapping period was indeed well within the norm of WLT peak activity 
period. The amphibian specialist observed several toads on roads within the Lake Michelle estate and nearby 
roads during this period, and WLT choruses were noted at several nearby localities within three days of conducting 
the trapping survey. 

- Impact of construction activities on WLT breeding: The proposed development site does not overlap with known 
WLT breeding sites. 

- Connecting road from north to south inside Lake Michelle and road mortalities: The new road can be raised by 
about 50 cm to accommodate underpasses, and that the efficiency of underpasses can be greatly improved if 
used in conjunction with drift-fences or barrier walls to direct WLTs more efficiently to the underpasses.  

- Underpasses too far apart: Distances between underpasses of 50 m or less could be considered. 
- The recent find of a specimen of the highly endangered Cape Platanna: A targeted survey was subsequently 

conducted during winter/spring 2019, and the results were incorporated into a revised amphibian assessment 
report (Burger 2020). 

- Impact of proposed development on Fauna: A faunal assessment report is included in the updated BAR, 
discussing the impact of the development on mammals and reptiles. Further, the CEMP will make specific 
recommendations with reference to fauna found on the site. 

- Impact of proposed development on Avifauna: An Avifaunal assessment has been included in the updated BAR, 
discussing the impact of the development on Avifauna, making specific reference to the African Marsh Harrier. 
 
 

6. Legal Aspects 
- Record of Decision (ROD) issued from the DEA&DP for the development of Lake Michelle: phases 4 - 7 states that 
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4. Provide a summary of any conditional aspects identified / highlighted by any Organs of State, which have jurisdiction in respect of 

any aspect of the relevant activity. 

phase 8 (which is on Erf 3823), must be protected and rehabilitated: The proposal shows that it is intended to 
protect and rehabilitate the saltmarsh vegetation communities. This addresses the concern raised by DECAS and 
City of Cape Town. The salt pan area does not constitute the total extent of Phase 8. It is the objective of the 
current proposal to give effect to the rehabilitation and protection of the identified salt pan area from inter alia 
excessive water and nutrient supply and further encroachment by Typha. 

- The mitigation hierarchy for the study was not followed for the loss of wetland types: The intention is thus not to 
create artificial wetlands but rather to enhance and protect what already occurs on the site and replace low 
value invasive wetland habitat with a more diverse and naturally occurring wetland habitat. The proposal is to 
remove the dense and encroaching reedbed and alien vegetation and to restore seasonal wetland areas, and 
to manage of the stormwater coming onto the site. 

- Duty of care principle not followed: If Section 28 is enforced for the site, it will require of the landowner to remove 
sediment and invasive alien vegetation but will not require of the landowner to mitigate the freshening of the 
wetland areas with the associated indigenous reed encroachment. Section 28 will not assist in ensuring the 
sustainability of these unique wetlands. 

- The proposed Evergreen Development would entail “Life Rights” units only, for retired/ elderly housing, and 
therefore is not deemed to entail a “mixed use residential development: Reference to mixed-use refers to the 
combination of conservation areas, active open space / recreational / amenity areas, social facilities (i.e. lifestyle 
centre / clubhouse) and residential units (i.e. the retirement housing component). It also diversifies the residential 
offering of Lake Michelle and the surrounding area. 

A summary of all responses to comments raised during the revised final BAR submitted as part of the appeals process 
has been provided by Evergreen and is included as Appendix F25.   

The following is a summary of conditional aspects identified/ highlighted by the Organs of State:                                                                                                                            

Cape Nature  
 An audit of the existing RoD by DEA&DP is required in order to determine compliance to date of the Lake 

Michelle development.  
 Related to the above, Condition 1 of the RoD has not been implemented, namely that a decision regarding 

the future conservation and management of the area (Phase 8 and 9) must be made prior to assessing any 
development application.  

Response  
 
Development approvals were issued by relevant authorities for the Phase 8 portion of Lake Michelle. Development of 
the Phase 8 area was put on hold due to the discovery of a conservation worthy saltmarsh plant community after 
construction works had commenced. DECAS and City of Cape Town requested additional information regarding the 
saltmarsh plant community before the development could proceed on Phase 8. The current application is a 
continuation of the suspended process, supported by further specialist investigation as requested by DECAS and the 
City. The ROD for Phases 4 - 7 cannot pre-empt the findings of the requested environmental investigation.  
 
The context of the Lake Michelle development should be acknowledged. Lake Michelle is an artificial lake where 
developable areas have been created. The proposal does not differ from this principle, as applied in the completed 
phases of Lake Michelle. However, the proposal shows that it is intended to protect and rehabilitate the saltmarsh 
vegetation communities. This addresses the concern raised by DECAS and City of Cape Town, which led to the 
construction of Phase 8 to be put on hold.  
 
The environmental impact studies have found that the proposals have potential positive environmental, social and 
economic impacts and that negative impacts associated with the development can be mitigated to acceptable 
levels.  
 
The ROD for Phases 4 - 7 should be read within the correct context. The ROD for Phases 4 - 7 makes specific reference 
to the salt marsh area (i.e. “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.” This condition places an obligation on the development being 
approved/authorised, 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. 
 

 Investigation of additional development alternatives must be undertaken, while applying the mitigation 
hierarchy before considering wetland offsets.  
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An additional development alternative, Alternative 4, was formulated as per the request from the Minister that further 
reduces the impact on wetland areas. Refer to the alternatives section above.  
 

 Also, related to the above, the development of Phase 8 must be considered in the context of the full Lake 
Michelle development and not as a stand-alone isolated development. This is of particular relevance with 
regards to the motivation that a certain level of development is required in order to implement the 
rehabilitation and stormwater management measures.  

 
The development layout that is proposed has specifically taken into account the concerns of the past regarding loss 
of the unique wetland habitat on the site and has been designed and planned to ensure the longer-term sustainability 
of that wetland. This will be achieved by allowing for a large wetland conservation area around the wetlands within 
the development and managing the stormwater and invasive reeds and plants that currently are a threat to the 
wetland’s sustainability. Indications are that if there is no management intervention on the site, over the longer term 
those unique wetlands areas will be lost. 
 
The initial rehabilitation measures within the conservation area will be important to restore this unique wetland habitat 
and will be required to be undertaken as part of the development of the site in accordance with an approved 
rehabilitation plan. The longer-term management of the salt marsh will require a more passive intervention and will be 
in accordance with an approved maintenance and management plan for the site. 
 
The stormwater design has specifically been drawn up to prevent runoff from the developed areas within the site as 
well as from surrounding developed areas from impacting on the wetland area, while still mitigating the developed 
site’s own stormwater onsite. 
 

 A separate faunal specialist study or addendum to the existing ecological specialist studies, with a particular 
focus on avifauna. 
 

The avifaunal assessment was undertaken and is included as Appendix G19.  
 

 The surrounding properties need to be taken into consideration for the development proposal, more 
specifically the stormwater design, due the impact on the hydrology of these sites as a result of the stormwater 
management system.  

 
A detailed stormwater report and plan is included as Appendix G3 and G4.  
 

 A detailed wetland rehabilitation and management plan is required in order to realize the proposals regarding 
the improvement of the current wetland habitat on site by increasing the salt pan habitat in lieu of the dense 
reedbeds. This will need to take into consideration the operational management of the site, including the 
logistics and funding thereof.  
 

A detailed wetland rehabilitation and management plan was formulated. See Appendix G17 and G18 for detail.  
 

 A detailed site-specific stormwater management plan is required which will need to correlate with the wetland 
rehabilitation and management plan in order to ensure that these objectives are met.  

 
This is included as Appendix G4 and should be read in conjunction with Appendices G17A & B. 
 
DEADP Waste 

 The applicant Evergreen Property Investments (Pty) Ltd, and the Environmental Assessment Practitioner (EAP) 
need to urgently establish the state of rehabilitation of the proposed Cape Farm No. 933 and erf 3823 
Noordhoek. 

 It is requested that the Applicant urgently discuss the matter with the City of Cape Town to establish the status 
of the Waste Management License and what the remediation plans are for the proposed site. 

 Mitigation measures need to be put in place based on the outcomes of the reports and the state of the ground. 
 The Directorate Waste Management recommends that the competent authority refuse the application for 

environmental authorisation if this Directorate's comments/objections cannot be adequately addressed in 
either a revised "Pre-Application Basic Assessment Report" (BAR) or the Final BAR with Comments and 
Responses Report. 
 

The above items have been addressed. Refer to the letter from DEA&DP Waste Management attached as Appendix 
E8, the Soil and Groundwater Investigation report attached as Appendix G23, and the Landfill Gas Monitoring report 
attached as Appendix G24.  
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City of Cape Town – Environment and Heritage Branch   

 A final stormwater management plan must be submitted to this office before building plan approval. Civil 
Engineering drawings are to be submitted to TDA: Assets and Maintenance for approval.  
 

This item was included as a condition of approval.  
 

 Wetlands in the Noordhoek Valley are threatened by, inter alia, alien invasion, infilling, increased volumes of 
stormwater runoff and poor water quality. Recently there has been major illegal infilling of the Noordhoek 
Wetland System. The remaining wetlands need to be conserved and rehabilitated and there should be no 
further net loss, particularly where alternatives exist. 

 
The development layout that is proposed has specifically avoided loss of the unique wetland habitat as well as other 
wetland habitat and functionality of value on the site and has been designed and planned to ensure the longer-term 
sustainability of that wetland. This will be achieved by allowing for a large wetland conservation area around the 
wetlands within the development and managing the stormwater and invasive reeds and plants that currently are a 
threat to the wetland’s sustainability. Indications are that if there is no management intervention on the site, over the 
longer term those unique wetlands areas will be lost. 
 
The large central conservation area with 30m buffers and linking ecological corridors is specifically recommended to 
ensure the continued functionality of the wetland areas as well as protection of the unique wetland habitats. The 
wetland area currently within the site supports low numbers of biota as a result of the dense reed growth. The proposal 
is to change this by reintroducing more wetland habitat diversity that will attract more bird life and support some 
amphibian species. 
 
The intention is thus not to create artificial wetlands but rather to enhance and protect what already occurs on the site 
and replace low value invasive wetland habitat with a more diverse and naturally occurring wetland habitat. Minimal 
interventions are proposed for the remnant salt marsh habitat. The proposal is to remove the dense and encroaching 
reedbed and alien vegetation and to restore seasonal wetland areas that common to the surrounding area and 
relatively easy to recreate as the required drivers for that wetland creation are all still onsite, and to manage of the 
stormwater coming onto the site. 
 
The stormwater design has specifically been drawn up to prevent runoff from the developed areas within the site as 
well as from surrounding developed areas from impacting on the wetland area, while still mitigating the developed 
site’s own stormwater onsite. Wetland habitat will be recreated within the stormwater management areas and these 
areas are to be created on the margins of the wetland conservation area that currently comprises of dense reed bed 
or the stormwater channel. 
 

 An overlay of wetlands to be infilled must be indicated on Figure 14 and a percentage given of the wetlands 
that will be lost. 

 
This has been included. Refer to Appendix D.  
 

 If formal approval has not yet been granted by Provincial Roads for these underpasses then they should not 
form part of the assessment as they may not be permitted.  

 
Formal approval was granted by DTPW and the proof is included as Appendix E7.  
 

 Rehabilitation and landscaping plans is to include the proposed treatment, of the abutting public road verge 
and be submitted to the satisfaction and approval of the Recreation and Parks Department.   

 
Refer to the landscape plan for the position of the NMT lane.  
  

 Plans of all proposed future building developments are to be submitted for approval to the Director: Building 
Survey and the Director: City Health, prior to construction. 

 
This item was included as a condition of approval.  
 

 Application must be made to the Department of Social Services for registration of premises where aged 
persons will be cared for. 

 
This item was included as a condition of approval.  
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Note:  
Even if pre-application public participation is undertaken as allowed for by Regulation 40(3), it must be undertaken in accordance with 
the requirements set out in Regulations 3(3), 3(4), 3(8), 7(2), 7(5), 19, 40, 41, 42, 43 and 44.  
 
If the “exemption” option is selected above and no proof of the exemption decision is attached to this BAR, the application will be 
refused. 
 
A list of all the potential I&APs, including the Organs of State, notified and a list of all the registered I&APs must be submitted with the BAR. 
The list of registered I&APs must be opened, maintained and made available to any person requesting access to the register in writing. 
 
The BAR must be submitted to the Department when being made available to I&APs, including the relevant Organs of State and State 
Departments which have jurisdiction with regard to any aspect of the activity, for a commenting period of at least 30 days. Unless 
agreement to the contrary has been reached between the Competent Authority and the EAP, the EAP will be responsible for the 
consultation with the relevant State Departments in terms of Section 24O and Regulation 7(2) – which consultation must happen 
simultaneously with the consultation with the I&APs and other Organs of State.  
 

 
 Should meals be provided (prepared/handled) to the residents, then application must be made for a 

Certificate of Acceptability for food premises. These requirements come into effect once the City of Cape 
Town has approved the consent use application. 

 
This item was included as a condition of approval.  
 

 All in-house frail/medical care centres (medical waste generator), must make application to the Western Cape 
Province to handle and store medical waste. 

 
This item was included as a condition of approval.  
 

 A Noise Management Plan must be submitted for approval to the Director: City Health. 
 
This item was included as a condition of approval.  

 
National Department of Water and Sanitation  

 The mitigation hierarchy must be implemented.  
 
The development layout that is proposed has specifically avoided loss of the unique wetland habitat as well as other 
wetland habitat and functionality of value on the site and has been designed and planned to ensure the longer-term 
sustainability of that wetland. This will be achieved by allowing for a large wetland conservation area around the 
wetlands within the development and managing the stormwater and invasive reeds and plants that currently are a 
threat to the wetland’s sustainability. Indications are that if there is no management intervention on the site, over the 
longer term those unique wetlands areas will be lost.   
 
The large central conservation area with 30m buffers and linking ecological corridors is specifically recommended to 
ensure the continued functionality of the wetland areas as well as protection of the unique wetland habitats. The 
wetland area currently within the site supports low numbers of biota as a result of the dense reed growth. The proposal 
is to change this by reintroducing more wetland habitat diversity that will attract more bird life and amphibians.  
 
The intention is thus not to create artificial wetlands but rather to enhance and protect what already occurs on the site 
and replace low value invasive wetland habitat with a more diverse and naturally occurring wetland habitat. Minimal 
interventions are proposed for the remnant salt marsh habitat. The proposal is to remove the dense and encroaching 
reedbed and alien vegetation and to restore seasonal wetland areas that common to the surrounding area and 
relatively easy to recreate as the required drivers for that wetland creation are all still onsite, and to manage of the 
stormwater coming onto the site.  
 
The stormwater design has specifically been drawn up to prevent runoff from the developed areas within the site as 
well as from surrounding developed areas from impacting on the wetland area, while still mitigating the developed 
site’s own stormwater onsite. Wetland habitat will be recreated within the stormwater management areas and these 
areas are to be created on the margins of the wetland conservation area that currently comprises of dense reed bed 
or the stormwater channel.  
 

 A pump station and rising main is required for the sewage to be pumped to Wildevoelvlei Wastewater 
Treatment Works. The locations for this infrastructure must be identified. 

 
This will be located within the area of the new development, close to Lake Shore Drive.  
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All the comments received from I&APs on the BAR must be recorded, responded to and included in the Comments and Responses 
Report included as Appendix F of the BAR. If necessary, any amendments made in response to comments received must be effected in 
the BAR itself.  The Comments and Responses Report must also include a description of the PPP followed. 
 
The minutes of any meetings held by the EAP with I&APs and other role players wherein the views of the participants are recorded, must 
also be submitted as part of the public participation information to be attached to the final BAR as  
Appendix F. 
 
Proof of all the notices given as indicated, as well as notice to I&APs of the availability of the Pre-Application BAR (if applicable), Draft 
BAR, and Revised BAR (if applicable) must be submitted as part of the public participation information to be attached to the BAR as 
Appendix F. In terms of the required “proof” the following must be submitted to the Department: 

 a site map showing where the site notice was displayed, a dated photographs showing the notice displayed on site and a 
copy of the text displayed on the notice; 

 in terms of the written notices given, a copy of the written notice sent, as well as: 
o if registered mail was sent, a list of the registered mail sent (showing the registered mail number, the name of the person 

the mail was sent to, the address of the person and the date the registered mail was sent); 
o if normal mail was sent, a list of the mail sent (showing the name of the person the mail was sent to, the address of the 

person, the date the mail was sent, and the signature of the post office worker or the post office stamp indicating that the 
letter was sent); 

o if a facsimile was sent, a copy of the facsimile report; 
o if an electronic mail was sent, a copy of the electronic mail sent; and 
o if a “mail drop” was done, a signed register of “mail drops” received (showing the name of the person the notice was 

handed to, the address of the person, the date, and the signature of the person); and 
 a copy of the newspaper advertisement (“newspaper clipping”) that was placed, indicating the name of the newspaper and 

date of publication (of such quality that the wording in the advertisement is legible). 

 
SECTION D: NEED AND DESIRABILITY  
 
Note: Before completing this section, first consult this Department’s Circular EADP 0028/2014 (dated 9 December 2014) on the “One 
Environmental Management System” and the EIA Regulations, 2014 (as amended), any subsequent Circulars, and guidelines available 
on the Department’s website: http://www.westerncape.gov.za/eadp). In this regard, it must be noted that the Guideline on Need and 
Desirability in terms of the Environmental Impact Assessment (EIA) Regulations, 2010 published by the national Department of 
Environmental Affairs on 20 October 2014 (GN No. 891 on Government Gazette No. 38108 refers) (available at: 
http://www.gov.za/sites/www.gov.za/files/38108__891.pdf) also applied to EIAs in terms of the EIA Regulations, 2014 (as amended).  
 
Please see Appendix G1 and its Addendum as Appendix G33 for the Need and Desirability report compiled by Planning 
Partners.  
 

1. Is the development permitted in terms of the property’s existing land use rights?  YES NO Please explain 

On 14 December 1987 and 9 November 1988 respectively, the ‘Administrator’ rezoned the entire extent, including the 
subject property from “Amenity Zone” to “Subdivisional Area” for the purpose of establishing a marina township. 
 
A number of land use approvals were issued that included Remainder Erf 3823 (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 
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”.  
 
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 

 
An application will be submitted to the City to rezone the property in order to complete the marina township. 
 
The application is to rezone the property from Limited Use Zone (LU) to General Residential Zone 2 (GR2) for the purposes 
of a retirement village and ancillary uses on a portion of the property, while setting aside a significant portion of the 
property for the restoration of the existing wetland area [Section 42(a) of the MPBL]. 
 
2. Will the development be in line with the following? 
(a) Provincial Spatial Development Framework (“PSDF”). YES NO Please explain 

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.  
 
The PSDF is based on a number of guiding principles that are relevant to the proposed development namely: 
 
A. Spatial justice 
A socially just society is based on the principles of equality, solidarity and inclusion. 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; 
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- 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 
The proposed development: 
 

- Adheres to the planning and design principles 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; 

- Responds to the opportunities and constraints offered by the site, with the proposed development components 
being confined to the less sensitive portions of the property; 

- Focuses inter alia on the creation of an extensive consolidated saltmarsh conservation zone in the centre of the 
site. The remnant saltmarsh environment and hence the succulent halophyte Sarcocornia natalensis will be 
protected and rehabilitated. The rehabilitated wetlands are designed to be seasonal and annual fluctuations in 
water levels are inherent to the design and anticipated functioning of these features; 

- Promotes the establishment of a diversity of habitats and diversification of eco-system services, while arresting the 
monoculture species encroachment (i.e. dense Typha) that is a product of current urban runoff and stormwater 
discharge patterns into the wetland area; 

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

- Establishes 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; 

- Broadens the residential options provided by Lake Michelle and the larger valley; 
- Establishes 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; 

- Falls within the urban edge as previously defined by the Peninsula Urban Edge Study and as indicated in both the 
City of Cape Town Municipal Spatial Development Framework and Southern District Plan; 

- The proposals have substantial positive environmental, social and economic impacts. Negative impacts 
associated with the development can be mitigated to acceptable levels. 

 
C. Spatial efficiency 
The proposed development: 

- Is a multifunctional development comprising conservation areas, amenity areas and a retirement village and 
ancillary uses; 

- Is spatially compact (taking the property’s environmental characteristics into account); 
- Diversifies the residential options offered by Lake Michelle and the broader Noordhoek / Sun Valley area; 
- The proposed density (taking the property’s environmental characteristics into account) and proximity to 

Noordhoek Main Road will assist to contribute towards supporting public transport; 
- Provision has also been made for NMT and an embayment on either side of Noordhoek Main Road. 

 
D. Accessibility 
It should be noted that – 

- 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 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, linking an internal pedestrian system thereto, and an embayment on 
either side of Noordhoek Main Road. Further, employment opportunities will be created in close proximity to HDIs 
(e.g. Masiphumelele). 

 
E. Quality and liveability 
The proposed retirement village has been designed to provide a quality environment for the inhabitants and improve 
ecological diversity and function. 
 
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 
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- The proposed development will protect remaining saltmarsh habitat and rehabilitate degraded saltmarshes 
whereby wading birds will be drawn back to the area and add to the sense of place and scenic landscape. 

- Views from Noordhoek Main Road across the wetland areas to the existing development of Lake Michelle are 
maintained. The proposal has considered heritage resources, including sense of place and cultural and scenic 
landscapes. 

- The development proposal has been submitted to HWC to which end HWC has responded as follows: “…the 
proposed retirement village with a lifestyle centre/clubhouse and the rehabilitation of wetland; will not impact 
on heritage resources...” 
 

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. 

- 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. 
 

The proposals comply with and are compatible with the guiding principles, development priorities and numerous 
policies as contained in the PSDF. 
 
(b) Urban edge / edge of built environment for the area. YES NO Please explain 

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. It 
acknowledges the development history of the site as a residential marina and broadly indicates relevant portions of 
the site accordingly. Development within the urban edge is compliant and compatible with the proposals as made by 
the urban edge study. 
 
Further, the MSDF as well as the Southern District Plan indicates that the site is located within the urban edge. 
 
(c) Integrated Development Plan and Spatial Development Framework of the Local 

Municipality (e.g., would the approval of this application compromise the integrity of 
the existing approved and credible municipal IDP and SDF?). 

YES NO Please explain 

The City of Cape Town Integrated Development Plan (IDP) represents the overarching strategic framework through 
which the City of Cape Town aims to realise its development vision for the city.  The proposed development rests on 
the City’s two development vision pillars, including inter alia: 

 
 Pillar 1:  Ensure that Cape Town continues to grow as an opportunity city (create an economically enabling 

environment in which investment could grow and employment created); 
 Pillar 4:  Ensure that Cape Town is an inclusive city (everyone has a stake in the future and enjoys a sense of 

belonging) 
 
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. 
 
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. 
The development proposal is compliant and compatible with the strategic framework of the IDP.  
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City of Cape Town Spatial Development Framework (2018)  
The Lake Michelle Phase 8 site is located within the urban edge and within a “Consolidation area” as specified by 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 
categorisation of the site as Consolidation Area. The preferred development proposal (Alternative 4) is consistent with 
numerous provisions of the City of Cape Town MSDF. The proposal may not be consistent with all the policies contained 
in the MSDF. However, various site specific circumstances exist for which the City of Cape Town’s Municipal Planning 
By-Law provides for. When considering applicable policy, the historical context of the site and other site specific 
circumstances should be acknowledged. The proposal does not differ from the principles as applied in the completed 
phases of Lake Michelle. However, the proposal shows that it is intended to protect and rehabilitate the saltmarsh 
vegetation communities. This addresses the original concern raised by DECAS and City of Cape Town, which led to the 
construction of Phase 8 to be put on hold. 
 
Please refer to the section above highlighting specific site specific circumstances. Also refer to the Need and Desirability 
Report attached as Appendix G1 and its Addendum as Appendix G33 for more information on how the proposed 
development is consistent with numerous provisions of the MSDF. 
 
(d) An Environmental Management Framework (“EMF”) adopted by this Department.  (e.g., 

Would the approval of this application compromise the integrity of the existing 
environmental management priorities for the area and if so, can it be justified in terms 
of sustainability considerations?) 

YES NO Please explain 

Southern District Plan (2012) 
 
District-level spatial development guidelines: 
The District Plan indicates that the land on which Phase 8 is located is within the urban edge, between two existing 
urban development areas (Lake Michelle 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 …” 
 
Buffer 1 is defined as “Rural areas, game and livestock farming areas, and other natural vegetation areas...” 

 
The Buffer 1 categorisation recognises the existence of the wetland on the site. The District Plan does however not refer 
to the quality of the wetland, e.g. previous disturbance, functioning and habitat diversity or the developmental history 
of the site. 
 
“Waterbodies” are not specifically defined in the District Plan, nor are any development guidelines attributed to them. 

 
Environmental Management Framework:  
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 the Environmental Impact Management Zones (EIMZ). 
 
As such the proposed development has been assessed in terms of the integrated environmental management 
principles. The proposed development will have a potential positive environmental outcome subject to mitigation and 
rehabilitation measures specified in this report be implemented. The development will also lead to potential positive 
socio-economic benefits. 
 
Sub-district development guidelines: 
The site falls within Sub-district 4, which is known as the ‘Far South’. 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. 
 
It will be necessary to apply to deviate from the District Plan 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. 
Please refer to the section above highlighting specific site specific circumstances. 
Also refer to Appendix G1 for the Need and Desirability report and its Addendum as Appendix G33 compiled by 
Planning Partners. 
It is essential to note that the Spatial Planning Categories (SPCs) of “Urban Development”, “Buffer 1” and “Waterbodies” 
are still present in the preferred development alternative, but it is proposed to amend and refine the location of these 
spatial categories across the site. 
 
(e) Any other Plans (e.g., Integrated Waste Management Plan (for waste management 

activities), etc.)). 
YES NO Please explain 

City of Cape Town Densification Policy (2012) 



67 
 

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 98 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. 
 
City of Cape Town Gated Development Policy (2007) 
 
Lake Michelle is an existing private development with private roads, private open spaces, access control, perimeter 
fencing and Homeowners Association control. The proposed development of Phase 8 therefore falls within the “entirely 
private” type and is categorized as “purpose built / planned / greenfield”. The proposed development will not impede 
existing or future public access to areas where the public is entitled to visit. 
 
3. Is the land use (associated with the project being applied for) considered within the 

timeframe intended by the existing approved SDF agreed to by the relevant 
environmental authority (in other words, is the proposed development in line with the 
projects and programmes identified as priorities within the credible IDP)? 

YES NO Please explain 

The Lake Michelle Phase 8 site is located within the urban edge and within a “Consolidation area” as specified by 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 
categorisation of the site as Consolidation Area. 
 
The proposed development supports a number of the key pillars listed in the City of Cape Town’s IDP, in particular, Pillar 
1 and 4, which aims to ensure that Cape Town continues to grow as an opportunity city and an inclusive City. 
 
4. Should development, or if applicable, expansion of the town/area concerned in terms of 

this land use (associated with the activity being applied for) occur on the proposed site 
at this point in time?   

YES NO Please explain 

The development of phase 1-7 of Lake Michelle has proceeded and relevant approvals have been enacted upon / 
confirmed. A number of approvals for Phase 8 have been issued. However, as the development for phase 8 did not 
commence as per the initial approvals, these approvals have since lapsed.  
 
5. Does the community/area need the project and the associated land use concerned (is 

it a societal priority)?  (This refers to the strategic as well as local level (e.g., development 
is a National Priority, but within a specific local context it could be inappropriate.)   

YES NO Please explain 

Statistics South Africa’s mid-year population estimates for 2017 notes that 8.1% of the South African population is 60 
years or older and that the proportion of elderly persons aged 60 years or older is increasing over time, shown through 
the estimated growth rate over time rising from 1,34% for the period 2002–2003 to 3,0% for the period 2016–2017. 
 
Currently, those aged 60 and over make up 8% of the population, while those 50 years and above comprise almost 
double that at 15.8%, according to a mid-2015 report released by Statistics SA. Retirement property meanwhile is not 
keeping pace, comprising only a small portion of South Africa’s housing stock. A lack of supply means retirement homes 
are relatively scarce and expensive, especially for those with modest funds who battle to find accommodation and 
often face long waiting lists”. (Source: http://www.fin24.com/Finweek/Investment/banking-on-retirement-property-
20160503, May 3rd 2016). 
 
There is a noted need for additional retirement villages in the area.  
 
6. Are the necessary services available together with adequate unallocated municipal 

capacity (at the time of application), or must additional capacity be created to cater 
for the project? (Confirmation by the relevant municipality in this regard must be 
attached to the BAR as Appendix E.) 

YES NO Please explain 

The City of Cape Town has confirmed that the exiting Lake Michelle development is supplied with water via a 160mmØ 
watermain at North Shore Drive and a 200mmØ watermain in Lake Shore Drive. Both of these watermains connect to 
an existing 300mmØ watermain in Noordhoek Main Road (M6). The City of Cape Town further confirmed that an existing 
100mmØ water connection to Phase 8 of Lake Michelle (proposed Evergreen Lake Michelle phase 8) exists off the 
200mmØ watermain in Lake Shore Drive. 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. 
 
No sewer connection has been provided for phase 8 of Lake Michelle (proposed Evergreen Lake Michelle phase 8) 
and the closest sewer main is an existing 160mmØ sewer main at the North Shore Drive gatehouse. Following discussions 
held with the Lake Michelle HOA it was confirmed that the existing Lake Michelle sewer system, including the pump 
stations, are already having capacity problems and that any required connections should be taken directly back to 
Noordhoek Main Road. A connection to the existing 400mmØ sewer main in Noordhoek Main Road was therefore 
proposed to the City which has been accepted. The City of Cape Town has also confirmed that the sewer network 
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falls within the catchment of the Wildevoelvlei wastewater treatment works (WWTW), and the plant has sufficient 
unallocated capacity to treat the sewerage from the proposed development. 
 
See Appendix E1 for the City of Cape Town services capacity confirmation letter. 
 
7. Is this project provided for in the infrastructure planning of the municipality and if not, what 

will the implication be on the infrastructure planning of the municipality (priority and 
placement of services and opportunity costs)? (Comment by the relevant municipality in 
this regard must be attached to the BAR as Appendix E.) 

YES NO Please explain 

No new sewer, water or road infrastructure is required for the proposed development. There is existing infrastructure 
available for services and road access. See Appendix E1 for the City of Cape Town services capacity confirmation 
letter. 
 
8. Is this project part of a national programme to address an issue of national concern or 

importance?  
YES NO Please explain 

The project is not part of any national programme to address issues of national concern or importance.  
 
9.  Do location factors favour this land use (associated with the development proposal and 

associated listed activity(ies) applied for) at this place? (This relates to the 
contextualisation of the proposed land use on the proposed site within its broader 
context.) 

YES NO Please explain 

 The property forms part of the existing Lake Michelle residential marina and constitutes its last phase. 
 The land on which Phase 8 is located is situated within the urban edge. Noordhoek Main Road is classified as 

a “Connector Route”. 
 The site is marked as “Other Natural Vegetation” according to the biodiversity network of Cape Town municipal 

areas and is not considered a critical biodiversity area or ecological sensitive area. 
 The site does contain sensitive wetland vegetation and acts as an ecological corridor for the Western Leopard 

Toad (WLT) to breed. However as previously noted the salt pan wetland areas are in decline and the site is 
prone to invasive alien plants. Invasive reeds are encroaching on wetland areas. The development proposes 
to re-establish the salt pans and will cater for WLT movement through the site to breeding grounds. Thus, the 
proposed development will promote ecological integrity of the area rather than negatively impacting 
thereupon.  

10.  Will the development proposal or the land use associated with the development 
proposal applied for, impact on sensitive natural and cultural areas (built and 
rural/natural environment)? 

YES NO Please explain 

 
There has been a major loss of pan and open water habitat between 2002 and 2013 which may have been driven by 
increased quantities of storm water entering the site. There is also a likely decrease in salinity. 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   be 
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. 
Indications are that the preservation of the saltmarsh indefinitely will require significant intervention at present and 
continued management thereafter. 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. 
 
The development proposal is designed in such a way as to promote the re-establishment of salt pan areas. The 
applicant proposes to rehabilitate wetland areas and control alien invasive vegetation. The proposed development 
aims to provide a functional ecosystem works in conjunction with surrounding natural areas and development and 
promote ecological connectivity. Specific measure to be put in place will be discussed in Section G.  
 
11.   Will the development impact on people’s health and well-being (e.g., in terms of noise, 

odours, visual character and ‘sense of place’, etc.)? 
YES NO Please explain 

During construction, noise and dust levels will cause temporary disruptions. Construction associated noise and dust will 
be managed through the Construction Environmental Management Plan (CEMP).  
 
The Evergreen product is for retirees, who are generally older and more mature than the average household. Sound 
levels are anticipated to be less than those of standard households and should not be more than is experienced within 
Lake Michelle already. 
The TIA concludes that the impact of the transportation network in the vicinity of the site is expected to be marginal. 
 
The Visual Impact Assessment indicates that most of the potential visual impacts have been successfully managed by 
the current proposals.  
12.  Will the proposed development or the land use associated with the proposed 

development applied for, result in unacceptable opportunity costs? YES NO Please explain 
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With mitigation measures taken into account, the proposed development is not expected to result in any 
unacceptable opportunity costs. 
 
13.   What will the cumulative impacts (positive and negative) of the proposed land use associated with the development proposal 

and associated listed activity(ies) applied for, be? 
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 storm water 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 and salt pans will be re-established, and ecosystem drivers will be re-established.  
 
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 has created increasing traffic congestion problems, specifically for Ou 
Kaapse Weg and Fish Main Road that extends through Clovelly, Kalk Bay and St James. The establishment of the 
proposed Lake Michelle Retirement Village 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, including 
Chapman’s Peak Estate (above Sun Valley) and proposals for a school and housing estate on the large open space 
adjacent to the intersection between Noordhoek Main Road and Silvermine Road.  
 
The findings of the Traffic Impact Assessment (TIA) undertaken by ITS Engineers (Pty) Ltd (February 2018) part of the EIA 
indicate that that the impact on the transportation network in the vicinity of the site is however expected to be 
marginal. 
 
The findings of the civil services report undertaken by as part of the EIA by ICON Consulting Engineers (ICON, September 
2017) indicate that the proposed development can be adequately serviced with both external and internal services. 
The report also notes that this has further been confirmed by the City of Cape Town bulk services capacity report dated 
5 March 2021.   
 
The potential positive cumulative impacts are linked to the benefits to the local economy associated with expenditure 
by residents of the retirement village. As indicated, this would create opportunities for local businesses in the Fish Hoek 
area, such restaurants, shops and service providers (security, landscaping, house maintenance etc.).   
 
14. Is the development the best practicable environmental option for this land/site? YES NO Please explain 
 
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 (e.g. the MSDF, District Plan and Densification Policy). 
Dwelling units in environmentally sensitive areas should not be spread out evenly across the landscape 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 Figure 12). The conceptual layout 
plan does conform to these design criteria and majority of the sensitive areas will not be disturbed. See Appendix B.  
 

 
 

Figure 12: Evenly spread-out residential units (not desirable) vs clustered units (desirable) 
 
The No-Go Alternative will result in the status quo being maintained leading to the eventual complete loss of salt pan 
habitat within the site over the longer term. Reeds will continue to encroach in wetland areas. Alien invasive vegetation 
will also continue to spread across the site. Thus, the development will, through adequate mitigation measures, result 
in a positive impact for the site. The best practical environmental option would thus be to develop the site which would 
allow for rehabilitation of wetland areas. The conceptual plan shows the construction of timber boardwalks across the 
salt pans, which will increase the amenity value of the site.  
 
15. What will the benefits be to society in general and to the local communities? Please explain 
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The construction phase will extend over a period of approximately 2 years and create in the region of 1000 employment 
opportunities. 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 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 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, in all skilled levels, are likely to benefit Historically Disadvantaged Individuals. 
 
The majority of the site is infested with reeds and the proposed development will enhance the visual appearance of 
the site while rehabilitating the wetland. The proposed Lake Michelle Retirement Village is designed to create a safe 
and quality living environment.  
 
In addition, residents within the Lake Michele Estate and surrounds would be able to retire within the area they live. This 
also encourages multigenerational living where grandparents can retire in the same estate as their children.  
 
The findings of the Mid-2015 report by Statistics SA indicate that the development of retirement facilities was not keeping 
pace with the demand.  
 
16.  Any other need and desirability considerations related to the proposed development? Please explain 

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 CoCT from the consumption of water and electricity.  
 
17. Describe how the general objectives of Integrated Environmental Management as set out in Section 23 of the NEMA have been 

taken into account: 
The purpose of Section 23 of NEMA is to promote the application of appropriate environmental management tools in 
order to ensure the integrated environmental management of activities. 
 
The general objectives were taken into account by doing the following: 

 Specialists were appointed to assess the significance of the site and to identify the potential negative and 
positive impacts associated with the proposal. 

 All significant impacts on the environment and the surrounding communities were considered and discussed 
in this application. Where impacts could not be avoided, mitigation measures have been proposed to reduce 
the impact to acceptable limits. It is the opinion of the EAP that all impacts are within acceptable limits. 

 An Environmental Management Programme (EMPr) has been compiled to ensure are clearing is done 
according to best environmental management practices. 

 A public participation process (PPP) is being undertaken as per the EIA Regulations 2014, as amended, and 
DEA&DP’s guidelines on PPP which allows sufficient opportunity for public consultation. An advertisement will 
be placed in newspapers, informing members of the public of the application and available information. 
Details on how members of the public can register as interested and affected parties (I&APs) will be included. 
Other stakeholders (ward councillor, local authorities, adjacent landowners, organs of state, state 
departments, etc.) have been identified and will be notified of the process. In addition, a site notice will be 
placed on site. 
 

18  Describe how the principles of environmental management as set out in Section 2 of the NEMA have been taken into account: 

The main and applicable principles of environmental management as set out in Section 2 of NEMA emphasizes the 
following: 
 

 Environmental management placing people and their needs at forefront of its concern, and serve their 
physical, physiological, developmental, cultural and social interests equitably. 
I&APs and Stakeholders will be given the opportunity to consider and submit comment, thereby ensuring that 
all people’s needs, rights and concerns will be considered through this process.   

 
 Development must be socially, environmentally and economically sustainable. 

The potential need and desirability of the proposed facilities have been given attention to determine whether 
there is a need and/or demand for the development. Impacts on the environment will be within acceptable 
limits, provided mitigation measures proposed are implemented. 
 

 
 Costs of remedying pollution and environmental degradation. 

The applicant has appointed specialists to assess any impacts potentially resulting from proposal and to 
propose mitigation measures to avoid any significant negative impacts and to identify areas that should be 
avoided at all costs.   

 
 Sensitive, vulnerable, highly dynamic or stressed ecosystems. 
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A Botanist, Freshwater Ecologist, and Faunal Specialist have assessed any potential impacts that may be 
caused by the proposal and have proposed measures to mitigate negative impacts where they cannot be 
avoided.  

 
 Negative Impacts on the environment and people’s environmental rights must be anticipated and prevented, 

and where they cannot be prevented are minimized and remedied. 
A Socio-economic Specialist, Traffic Engineer, Geotechnical Engineer, Environmental Engineer, 
Mammal/Reptile Specialist, Avian Specialist, Visual Specialist and Heritage Specialist were appointed to 
determine the impacts on the environment and people’s environmental rights.  

 
 Waste avoidance, minimisation and recycling. 

Recycling of solid waste will be encouraged during the Operational Phase of the development.  Construction 
waste will be re-used where possible, otherwise it will be recycled. 

 
 Responsible and equitable use of non-renewable resources. 

Energy and water saving technology and methods will be implemented as part of the development.  They 
include the following, but are not limited to, double glazing, roof insulation, rainwater harvesting, LED lighting, 
water heating etc.  

 
 Avoidance, minimisation and remedying of environmental impacts 

Where impacts could not be avoided, various precautionary and mitigation measures have been 
incorporated to ensure environmental impacts are kept to a minimum. 

 
 Interests, needs and values of interested and affected parties. 

This process provides potential interested & affected parties (I&APs) and other key stakeholders with sufficient 
opportunity for review, comment and input in the process. Details of the public participation process 
undertaken are included in Appendix F of this report and will be detailed in the Basic Assessment Report. 

 
 Access of information. 

Registered I&APs are all provided with the available documentation contained in this report. 
 

 

SECTION E: DETAILS OF ALL THE ALTERNATIVES CONSIDERED  
 
Note: Before completing this section, first consult this Department’s Circular EADP 0028/2014 (dated 9 December 2014) on the “One 
Environmental Management System” and the EIA Regulations, 2014 (as amended), any subsequent Circulars, and guidelines available 
on the Department’s website http://www.westerncape.gov.za/eadp. 
 

The EIA Regulations, 2014 (as amended) defines “alternatives” as “ in relation to a proposed activity, means different means of fulfilling 
the general purpose and requirements of the activity, which may include alternatives to the— 
(a) property on which or location where the activity is proposed to be undertaken; 
(b) type of activity to be undertaken; 
(c) design or layout of the activity; 
(d) technology to be used in the activity; or 
(e) operational aspects of the activity; 
(f) and includes the option of not implementing the activity;” 
 
The NEMA (section 24(4)(a) and (b) of the NEMA, refers) prescribes that the procedures for the investigation, assessment and 
communication of the potential consequences or impacts of activities on the environment must, inter alia, with respect to every 
application for environmental authorisation – 
 ensure that the general objectives of integrated environmental management laid down in the NEMA and the National 

Environmental Management Principles set out in the NEMA are taken into account; and 
 include an investigation of the potential consequences or impacts of the alternatives to the activity on the environment and 

assessment of the significance of those potential consequences or impacts, including the option of not implementing the activity. 

The general objective of integrated environmental management (section 23 of NEMA, refers) is, inter alia, to “identify, predict and 
evaluate the actual and potential impact on the environment, socio-economic conditions and cultural heritage, the risks and 
consequences and alternatives and options for mitigation of activities, with a view to minimising negative impacts, maximising benefits, 
and promoting compliance with the principles of environmental management” set out in the NEMA. 

 
The identification, evaluation, consideration and comparative assessment of alternatives directly relate to the management of impacts. 
Related to every identified impact, alternatives, modifications or changes to the activity must be identified, evaluated, considered and 
comparatively considered to:  
 in terms of negative impacts, firstly avoid a negative impact altogether, or if avoidance is not possible alternatives to better mitigate, 

manage and remediate a negative impact and to compensate for/offset any impacts that remain after mitigation and 
remediation; and  

 in terms of positive impacts, maximise impacts.  
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1. DETAILS OF THE IDENTIFIED AND CONSIDERED ALTERNATIVES AND INDICATE THOSE ALTERNATIVES THAT WERE 
FOUND TO BE FEASIBLE AND REASONABLE 
 

Note: A full description of the investigation of alternatives must be provided and motivation if no reasonable or feasible alternatives 
exists. 

 
(a) Property and location/site alternatives to avoid negative impacts, mitigate unavoidable negative impacts and maximise positive 

impacts, or detailed motivation if no reasonable or feasible alternatives exist: 
 

The activity is site specific to the remaining extent of Erf 3823 (Phase 8) and forms part of the greater Lake Michelle 
Residential Development Area. Phases 1-7 is already existing. The Phase 8 proposed development entails the 
development of the remainder of the Lake Michelle development area. This is the only location and site alternative, 
there are no other alternatives considered in this regard.  
 

 
(b) Activity alternatives to avoid negative impacts, mitigate unavoidable negative impacts and maximise positive impacts, or 

detailed motivation if no reasonable or feasible alternatives exist: 
 

The retirement village consists of a multifunctional development comprising conservation areas, active open space / 
recreational / amenity areas, social facilities (lifestyle centre/ clubhouse) and residential units (i.e. the retirement 
housing component) guided by the site’s natural attributes and characteristics. A total of 98 dwelling units for retirement 
living is proposed. The development will also include a lifestyle centre/clubhouse, which would provide a range of 
communal services and facilities such as a reception area, bistro/coffee bar/kitchen, dining room, lounge, games 
room, gym, pool, launderette and salon. Integration with the existing Lake Michelle development will be ensured.  
Stormwater attenuation ponds, boardwalks, bird hides, pathways and landscape areas are integral to the 
development.  
 
The proposed activity is in line with the development model of the greater Lake Michelle area. The proposed Phase 8 
will offer valuable properties in sufficient quantities to ensure economic viability of the development. It is also believed 
that properties on offer will satisfy the requirements of the marketplace.  
 

 
(c) Design or layout alternatives to avoid negative impacts, mitigate unavoidable negative impacts and maximise positive impacts, or 

detailed motivation if no reasonable or feasible alternatives exist: 

The initial proposal (Figure 13) was generated based mainly on the following baseline data available at the time: 
 Location of the Sarcocornia nataliensis community / saltmarsh identified in 2001. 
 Previous contour information. 
 Accommodating north-south migration of the Western Leopard Toad. 
 Recreating previous habitat on portions of the site. 
 Study / opportunities and constraints by Bill Harding of DH Environmental Consulting (Creating a breeding 

habitat for WLT) 
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Figure 13: Initial proposal 
  
The proposal was amended based mainly on the following additional baseline data: 

 New contour information. 
 Identification of more ‘salt pan’ areas suitable for rehabilitation. 
 Rehabilitating large portions of the site to provide more diverse habitat. 
 Larger / wider north-south connectivity of habitat. 
 Studies undertaken by Barrie Low (Coastec), Toni Belcher (BlueScience) and Ferdi de Lange (Amphibian 

specialist). 
 
Three layout alternatives were initially considered for the proposed development taking the wetland areas within the 
site into consideration. The Final BAR was submitted to DEA&DP for decision and Environmental Authorization was 
subsequently refused. An appeal was lodged by the applicant to the Minister of Environmental Affairs and 
Development Planning. The Minister requested that an amended Final BAR be prepared that would include an 
additional development alternative that further avoids impact on the wetlands. Therefore, the Alternative 4 
development layout was formulated in response to the request from the Minister.  
 
Alternative 1  
 
Development 
 

 110 residential units.  
 Lifestyle center/clubhouse along access road with views to the south west. 
 Redirecting stormwater around salt pans.  
 Conservation of the central salt pan area.  
 A 30 m setback buffer area.  
 Infilling of a large portion of Juncus wetland. 

 
 
 
Impact 
 
Approximately 10 ha of wetland habitat (pans, seasonal wetlands and stormwater related wetland areas) will be 
established for Alternative 1. The smaller pan and a small portion of the larger degraded pan as well as the disturbed 
seasonal Juncus wetland will be lost in the proposed development. This loss will be offset by the creation of additional 
saltmarsh areas within the wetland area to be rehabilitated.  
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Conclusion  
 
The alternative results in 110 units, but there is a large loss of the Juncus Wetland Area. 
 

 
 

Figure 14: Development Proposal – Alternative 1 
 
Alternative 2  
  
In response to specialist input and comments received during the public participation process adjustments were made 
to alternative 1 and alternative 2 was developed. 
 

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

 Relocation of the lifestyle centre/clubhouse and a number of residential units in the vicinity of the Juncus 
wetland area. 

 A large portion of 0.8 ha 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. 

 An additional access road from Northshore Drive has been created in the vicinity of the estate offices and 
maintenance yard. 

 A non-motorised transport lane along the southern side of Noordhoek Main Road is indicated.  
 Dedicated pedestrian links from the two access gates along Noordhoek Main Road along Northshore Drive 

and Lakeshore Drive is indicated. 
 Units adjacent to Waterlily Close have been pulled back and staggered to reduce visual impact 
 Reduced number of footpaths and boardwalks in the central conservation area. 
 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.   

Development Alternative 2 includes the following: 
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 110 residential units.  
 A lifestyle centre/clubhouse overlooking the Juncus wetland. 
 The infilling of a small portion of Juncus wetland where the lifestyle centre/clubhouse is proposed. 
 Stormwater will be redirected around the salt pan.  
 The conservation of the central salt pan area and a total wetland area of 11 ha.  
 A 30 m setback buffer area around the central salt pan.  

 
Impacts 
 
A total of approximately 11ha of wetland habitat (pans, seasonal wetlands and stormwater related wetland areas) will 
be established for Alternative 2. 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. For the most part development (other than the 
internal road along Noordhoek Main Road and one unit) does not encroach into the proposed buffer zone. It is 
proposed that the storm water management occurs within the buffer zone, and that water is filtered through the Juncus 
Wetland area before discharging into the SANPARKS controlled Papkuilsvlei.  
 
Conclusion  
 
Alternative 2 achieves 110 units.  The alternative makes provision for the redirection of the existing south eastern 
stormwater channel feeding into Lake Michelle.  A portion of existing Juncus Wetland area measuring approximately 
0.8 ha has been retained. In order to achieve this, the development clusters are denser. This development alternative 
will have a lower visual impact if the proposed initiatives are implemented. See Figure 15, Figure 16 and Appendix B2 
for the site layout plan and landscape concept proposal of Alternative 2.  
 
 

 
 

Figure 15: Development Proposal – Alternative 2  
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Alternative 3 
 
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 (See 
Figure 17 and Appendix B3 for a site layout of Alternative 3).  
 
Development 
  

 The wetland and reedbeds as defined by Blue Science are retained; 
 A 10 m development setback/buffer as recommended by Blue Science is implemented; 
 The existing laterite track to remain in place; 
 Provision for the lifestyle centre/clubhouse in its approved location; 
 A resultant development parcel for residential retirement units. The resultant area could accommodate 15 

units and access roads. 
 

See Figure 17 and Appendix B3 for a site layout of Alternative 3. 
 

Impact  
  
The development proposal limits the development footprint to the area that historically formed part of the municipal 
dump site, with a recommended buffer area provided around the reedbeds. 
 
Conclusion  
 
Given the land cost as well as the costs associated with servicing the land, building the units, the construction of the 
lifestyle centre / clubhouse and associated facilities: 

 Improvements to the remaining natural environment will not occur. 
 The reedbed area will consequently remain as is, with no planned intervention. 
 The area will continue to receive stormwater that discharges onto the site via the culvert constructed to 

alleviate flooding on Noordhoek Main Road.  

Development only on the area consisting of the capped municipal dump has been determined to be financially 
unviable due to the following: 
 

 
Figure 16: Landscape Concept Plan – Alternative 2 
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 The construction and operation of the required lifestyle centre will not be possible with the funds generated by 
the sale of 15 residential units 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) must 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. This alternative does not comply with the definition of sustainability. This development 
alternative is not considered a viable alternative, but has nevertheless been assessed on the request of the Department 
of Environmental Affairs and Development Planning. 
 
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. 
 

 
 

Figure 17: Development Proposal – Alternative 3  
 

Alternative 4 (preferred development alternative)  
 
The Final BAR was submitted to DEA&DP for decision and Environmental Authorization was subsequently refused. An 
appeal was lodged by the applicant to the Minister of Environmental Affairs and Development Planning, the Minister 
requested that an amended Final BAR be prepared that would include an additional development alternative that 
further avoids impact on the wetlands. Therefore, the Alternative 4 development layout was formulated in response to 
the request from the Minister.  See Appendix G33 for the amended proposals and layout. 
 

 Alternative 4 involves the establishment of 98 retirement units (i.e. a reduction of 12 units when compared to 
Alternatives 1 and 2) and, like Alternatives 1 and 2, includes a lifestyle centre/clubhouse complex. 



78 
 

 Alternative 4 is considerably reduced in development footprint as compared to Alternatives 1 and 2. In doing 
so various wetland habitats including the Juncus beds, the saltmarsh and the Typha beds are retained. 

 A larger portion (1.15 ha) of Juncus wetland area will be retained compared to 0.8 ha for Alternative 2. 
 All salts pan areas will be retained. 
 Residential unit types have redesigned. 
 Development portions have been realigned and units pulled back further from wetland areas.  
 Residential units have been grouped closer to each other to reduce the development area and therefore 

reduce the encroachment into wetland areas.  
 The extent of the lifestyle centre/clubhouse and associated parking has been reduced.  
 The abovementioned amendments have facilitated a gain of ± 1.2857 ha of wetland area when comparing 

Alternative 2 and 4. Refer to Figure 20.  
 A reduction to the number of footpaths and boardwalks in the central conservation area. 
 The stormwater management plan has been amended to align with amendments to the proposals 

Development  
 

 98 residential units.  
 Relocated lifestyle centre/clubhouse. 
 Stormwater to be redirected around the salt pan.  
 The conservation of the central salt pan area and a total wetland area of 11.45 ha.  
 A 30-meter setback buffer area around the central salt pan.  

 
Impacts 
 
A total of approximately 11.45 ha of wetland habitat (pans, seasonal wetlands and stormwater related wetland areas) 
comprising of retained, rehabilitated and enhanced wetland area for Alternative 4. The majority of the development 
will stay out of the buffer zone. The wetland habitat loss associated with Alternative 4 is largely associated with the loss 
of reedbed habitat. For this development alternative the loss of Juncus wetland habitat as well as the small pan in the 
western corner of the site is avoided. Visual impacts from Water Lily Close have been further reduced with the units that 
have been removed and relocated. There is a 1.28 ha gain in wetland area for Alternative 4 when compared to 
alternative 2. See Figure 20   
 
Conclusion  
 
Alternative 4 achieves 98 units and a development footprint of 4,2 ha (compared to Alternative 2’s development 
footprint of 5.4 ha).  For this development Alternative a number of units in the western corner of the site have been 
removed.  The remaining residential portion and lifestyle centre/clubhouse been densified on and around the historic 
dump site in the western corner of the site. As result of this a large portion of Juncus wetland is conserved as well as the 
small salt pan next to the relocated lifestyle centre/clubhouse is to be conserved.  In addition, this development 
alternative will have a further reduced visual impact with units that have been removed adjacent to Water Lilly Close. 
See Figure 18, Figure 19 and Appendix B4 for the site layout plan and landscape concept proposal of Alternative 4. 
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Figure 18: Development Proposal – Alternative 4 (Preferred Alternative) 

 

 
Figure 19: Landscape Concept Plan – Alternative 4 (Preferred Alternative) 
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Figure 20: Comparison of Alternative 2 and Alternative 4 wetland infilling  

 
 
 
(d) Technology alternatives (e.g., to reduce resource demand and increase resource use efficiency) to avoid negative impacts, 

mitigate unavoidable negative impacts and maximise positive impacts, or detailed motivation if no reasonable or feasible 
alternatives exist: 
 

 
The following technology alternatives were considered: 
 

 Installation of PV/solar panels.  
 Energy saving lighting.  

 
 
(e) Operational alternatives to avoid negative impacts, mitigate unavoidable negative impacts and maximise positive impacts, or 

detailed motivation if no reasonable or feasible alternatives exist: 
 

 
No operational alternatives were considered. 
 

 
(f) The option of not implementing the activity (the ‘No-Go’ Option):  
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This alternative is the ‘no-development alternative’. The no-development option will result in the status quo being 
maintained.  
 
Remainder Erf 3823 is zoned as “Limited Use Zone” as an equivalent of its previous zoning of “Utility Zone”, i.e. the 
zoning prior to the initial rezoning approval. 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 No-Go alternative will result in the current zoning being maintained and the area remaining undeveloped.  The No-
Development option would represent a lost opportunity for the local economy the CCT and the potential residents 
who would benefit from the living in a safe and well-designed estate. The lost opportunity relates the employment 
opportunities associated with the construction and operational phase, as well as the benefits associated with the 
broadening the CoCT’s rates base.  
 
The No-Go 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-
Go 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 option is not supported.  
 

 
(g) Other alternatives to avoid negative impacts, mitigate unavoidable negative impacts and maximise positive impacts, or detailed 

motivation if no reasonable or feasible alternatives exist: 
 

 
No further alternatives were considered. 
 

 
(h) Provide a summary of all alternatives investigated and the outcome of each investigation: 

 
An initial layout proposal was considered (Figure 13) and was based on the baseline data available at the time. 
The initial proposal identified 3 potential development sites. The initial layout proposed the establishment of a 
breeding habitat for WLT in the central portion. However further assessments have shown that the salinity of the 
salt pans was not conducive to WLT breeding habitat. The conceptual layout does provide for the movement of 
WLT in and through the area.  
 
A revised proposal was developed taking into account ecological constraints and planning and design 
principles of the CoCT. The conceptual development alternatives take into account WLT movement through the 
area establishing an ecological corridor to the north of the site. Thus, to establish ecological connectivity was 
essential for the concept layout. The conceptual layout also takes into account an ecological corridor 
connection with wetland areas on the north-west. The conceptual layout also caters for clustered residential 
units rather than spread out units. This again accommodates for the ecological connectivity of the site and to 
promote salt pan restoration.   
 
For Alternatives 1 and 2 portions of the reed bed and a small portion of encroached salt pan 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 storm water 
runoff to the area would also ensure the sustainability of the salt pan wetlands that are currently decreasing in 
extent. Alternative 2 has also retained most of the seasonal Juncus wetland in the north-western extent of the 
site. The significance of the freshwater impacts for these development alternatives is likely to be Low over the 
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longer term with a potential positive impact associated with removal of reedbeds and rehabilitation of this area 
to establish seasonal wetland areas.  
 
The development proposal for alternative 3 limits the development footprint to the area that historically formed 
part of the municipal dump site, with a recommended buffer area provided around the reedbeds. Given the 
land cost as well as the costs associated with servicing the land, building the units, the construction of the lifestyle 
centre/clubhouse and associated facilities, improvements to the remaining natural environment will not 
occur.  The reedbed area will consequently remain as is, with no planned intervention. The area will continue to 
receive stormwater that discharges onto the site via the culvert constructed to alleviate flooding on Noordhoek 
Main Road.   
 
The Final BAR was submitted to DEA&DP for decision and Environmental Authorization was subsequently refused. 
An appeal was lodged by the applicant to the Minister, the Minister requested that an amended Final BAR be 
prepared that would include an additional development alternative that further avoids impact on the wetlands. 
Therefore, the Alternative 4 development layout was formulated in response to the request from the Minister. For 
this development Alternative a number of units in the western corner of the site have been removed.  The central 
portion of the site has been densified to make up for some of the units lost in the western corner of the site and 
the lifestyle centre/clubhouse has been realigned. The loss of a large portion of Juncus wetland is avoided as 
well as the small pan next to the lifestyle centre/clubhouse to be retained. This development alternative will also 
have a further reduced visual impact with units that have been removed adjacent to Water Lilly Close.  
 
 

 
 
(i) Provide a detailed motivation for not further considering the alternatives that were found not feasible and reasonable, including a 

description and proof of the investigation of those alternatives: 
 

The initial layout was based on limited baseline information data from the specialist. Since initial layout was proposed 
baseline data was gathered on botanical aspects, wetland features, and an amphibian assessment was conducted. 
The initial layout was designed to allow for WLT breeding habitat to be established in the central portion. Further studies 
have determined that the salinity of the salt pans is not conducive to WLT breeding. It was determined that salt pans 
would create excellent wader habitat. 
 

 
 
2. PREFERRED ALTERNATIVE 
 
(a) Provide a concluding statement indicating the preferred alternative(s), including preferred location, site, activity and technology 

for the development. 
 
 

The activity is site specific to the remaining extent of Erf 3823 and forms part of the greater Lake Michelle Residential 
Development Area. The proposed development entails the development of the remainder of the Lake Michelle 
development area. This is the only location and site alternative, there are no other alternatives considered in this regard. 
The preferred layout alternative (Alternative 4) is presented in Figure 18, 19 and Appendix B4. This layout achieves 98 
units and like Alternative 1 and 2, includes a lifestyle centre/ clubhouse complex. Alternative 4 is considerably reduced 
in footprint as compared to the Alternative 1 and 2, particularly within the various wetland habitats including the Juncus 
beds, the saltmarsh and the Typha beds. A larger portion (1.15 ha) of Juncus wetland area will be retained compared 
to 0.8 ha for Alternative 2. The small salt pan next to the lifestyle centre/clubhouse will also be retained. The units 
adjacent to Waterlily Close have been removed from the layout while the central portion of the site has been densified.  
 

 
 
SECTION F: ENVIRONMENTAL ASPECTS ASSOCIATED WITH THE ALTERNATIVES 
 
Note: The information in this section must be DUPLICATED for all the feasible and reasonable ALTERNATIVES. 
 
1. DESCRIBE THE ENVIRONMENTAL ASPECTS ASSOCIATED WITH THE PROPOSED DEVELOPMENT AND ITS 

ALTERNATIVES, FOCUSING ON THE FOLLOWING: 
 
(a) Geographical, geological and physical aspects: 

 

 
No geographical or physical impacts are predicted. 
 

 
(b) Ecological aspects: 
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Will the proposed development and its alternatives have an impact on CBAs or ESAs?  
If yes, please explain: 
Also include a description of how the proposed development will influence the quantitative values (ha/percentage) 
of the categories on the CBA/ESA map. 

YES NO 

 
In terms of the Biodiversity Network, there are no terrestrial CBAs within the study area (See Figure 7). The majority of site 
is marked as “Other Natural Areas”. A smaller corner of the site where the Historic landfill and gate house is situated is 
classified as “No Natural Habitat”.  The City of Cape Town Bionet and Wetland Layer indicates an aquatic CBA 2 in the 
western corner of the site. See Figure 8.  
 
Will the proposed development and its alternatives have an impact on terrestrial vegetation, or aquatic ecosystems 
(wetlands, estuaries or the coastline)? 
If yes, please explain: 

YES NO 

 
The potential impacts of the proposed development on the aquatic ecosystems within the site are: 
 
 Short- and longer-term disturbance to and loss of aquatic habitat.  
 Modified storm water runoff from the developed site and the potential for impairment of water quality. 

The preferred development layout has, to a large extent, taken the wetland areas within the site into consideration. 
 
 Portions of the reed bed and a small portion of the Juncus wetland (0.1 ha/1,000 m²) would be lost to 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 storm water runoff to the area would also ensure the 
sustainability of the salt pan wetlands that are currently decreasing in extent.  

 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. 

Will the proposed development and its alternatives have an impact on any populations of threatened plant or 
animal species, and/or on any habitat that may contain a unique signature of plant or animal species? 
If yes, please explain: 

YES NO 

 
There are four wetland areas within the site that range from moderately modified for much of the wetland and largely 
modified for the storm water channel and deeper lake area. The wetland as a whole is considered to be of a high 
ecological importance because of the presence of rare and endangered species; areas of habitat and species 
richness and elements of uniqueness.  
  
Remainder Erf 3823 is not considered a breeding area for endangered Western Leopard Toads (WLT) Sclerophyrys 
pantherinus but rather an acts as an ecological corridor for the WLT traveling to the larger Lake Michelle wetland area.   
 
The site contains a sensitive salt pan wetland vegetation however the salt pan wetland areas are in decline and the 
site is prone to invasive alien plants. Invasive reeds are encroaching on wetland areas. 
 
The development proposes to address this by re-establishing the salt pans and by catering for WLT movement through 
the site to breeding grounds. Thus, the proposed development will promote ecological integrity of the area rather than 
negatively impacting thereupon. 
 
Describe the manner in which any other biological aspects will be impacted:  
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Figure 21 refers to a graph showing the salt pan decline since 2002 for the 3 pans located on the remaining extent of 
Erf 3823. Refer to Figure 11 for the location of the pans. The main cause of this decline is an increase in storm water 
runoff onto the site, dilution of salinity, and a rise in water depth. The proposed rehabilitation of this area and 
management of storm water runoff to the area would ensure the sustainability of the salt pan wetlands that are 
currently decreasing in extent. Figure 22 shows a proposed stormwater management plan of the site indicating how 
stormwater will be redirected away from the salt pans.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 21: Change in extent of salt pans, Phase 8 Lake Michelle 
 
 

 
 

Figure 22: Proposed stormwater management plan of the site  
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Will the proposed development also trigger section 63 of the NEM: ICMA? YES NO 
If yes, describe the following: 
(i) the extent to which the applicant has in the past complied with similar authorisations; 
(ii) whether coastal public property, the coastal protection zone or coastal access land will be affected, and if so, the extent to 
which the proposed development proposal or listed activity is consistent with the purpose for establishing and protecting those 
areas; 
(iii) the estuarine management plans, coastal management programmes, coastal management lines and coastal management 
objectives applicable in the area; 
(iv) the likely socio-economic impact if the listed activity is authorised or is not authorised; 
 (v) the likely impact of coastal environmental processes on the proposed development; 
 (vi) whether the development proposal or listed activity— 
(a) is situated within coastal public property and is inconsistent with the objective of conserving and enhancing coastal public 
property for the benefit of current and future generations; 
(b) is situated within the coastal protection zone and is inconsistent with the purpose for which a coastal protection zone is 
established as set out in section 17 of NEM: ICMA; 
(c) is situated within coastal access land and is inconsistent with the purpose for which 
coastal access land is designated as set out in section 18 of NEM: ICMA; 
(d) is likely to cause irreversible or long-lasting adverse effects to any aspect of the coastal 
environment that cannot satisfactorily be mitigated; 
(e) is likely to be significantly damaged or prejudiced by dynamic coastal processes; 
(f) would substantially prejudice the achievement of any coastal management objective; or 
(g) would be contrary to the interests of the whole community; 
(vii) whether the very nature of the proposed activity or development requires it to be located within 
coastal public property, the coastal protection zone or coastal access land; 
(viii) whether the proposed development will provide important services to the public when 
using coastal public property, the coastal protection zone, coastal access land or a coastal 
protected area; and 
 (ix) the objects of NEM: ICMA, where applicable. 
 
 
N/A 
 

 
(c) Social and Economic aspects: 

A socio-economic assessment is attached as Appendix G10. 
 

What is the expected capital value of the project on completion? R  400 million 
What is the expected yearly income or contribution to the economy that will be generated by or as a result of 
the project? 

Monthly rates 
bill: R2 million 

Will the project contribute to service infrastructure? YES NO 

Is the project a public amenity? YES NO 

How many new employment opportunities will be created during the development phase? 

The construction phase will extend over a period of approximately 2 years and create in the region of 1000 employment 
opportunities. This will be made up of 500 (50%) low skilled workers, 350 (35%) semi-skilled workers and 150(15%) skilled 
workers. The majority of employment opportunities for all three skills sectors are likely to taken up by Historically 
Disadvantaged Individuals (HDIs).  
What is the expected value of the employment opportunities during the development phase? 

The total wage bill for the construction phase will be in the region of R 96 million (2017 rand values). Of this total R 48 
million will be earned by low skilled workers, R 34 million by semi-skilled workers, and R 14 million by skilled workers.  
 
What percentage of this will accrue to previously disadvantaged individuals? % 

The majority of employment opportunities for all three skills sectors are likely to be taken up by Historically 
Disadvantaged Individuals (HDIs). The majority of the employment opportunities are likely to benefit local Historically 
Disadvantaged (HD) members of the community. This would represent a significant opportunity for the local building 
sector and members of the local community who are employed in the building sector.  
 
How will this be ensured and monitored (please explain):  

The developer and contractors will source a portion of the labour from the local community and historically 
disadvantaged individuals will form a percentage of the labour force.  
 
How many permanent new employment opportunities will be created during the operational phase of the project? 

The retirement village will create ~ 30 permanent opportunities. Additional employment opportunities (approximately 
66) will also be created by domestic workers, gardeners, carers and frail care workers. The majority of the employment 
opportunities are likely to benefit Historically Disadvantaged Individuals (HDIs). 
What is the expected current value of the employment opportunities during the first 10 years? Unknown  
What percentage of this will accrue to previously disadvantaged individuals? % 

The majority of the employment opportunities are likely to benefit Historically Disadvantaged Individuals (HDIs). 
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How will this be ensured and monitored (please explain): 

The developer and contractors will source a portion of the labour from the local community and historically 
disadvantaged individuals will form a percentage of the labour force.  
 
Any other information related to the manner in which the socio-economic aspects will be impacted: 

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. In addition, the 
proposed development would also generate revenue for the CCT from the consumption of water and electricity.  
 

 
(d) Heritage and Cultural aspects: 

The proposed development triggered Section 38(1) of the National Heritage Resource Act. A Notice of Intent to 
Develop (NID) was submitted to Heritage Western Cape (HWC) – see Appendix E3.  Comment from HWC stated that 
the proposed development will not impact on heritage resources and no further action under Section 38 of the National 
Heritage Resources Act (Act 25 of 1999) is required. (Appendix E4).  

 
2. WASTE AND EMISSIONS 

 
(a) Waste (including effluent) management  

 
Will the development proposal produce waste (including rubble) during the development phase? YES NO 
If yes, indicate the types of waste (actual type of waste, e.g. oil, and whether hazardous or not) and estimated 
quantity per type? 

Unknown 

Waste produced during the development phase can be divided into general and hazardous waste.  
 
General waste: Biodegradable waste: food, green waste, paper, garden waste, recyclable materials: paper, 
cardboard, glass, bottles, jars, tin cans, aluminium cans, aluminium foil, metals, certain plastics, fabrics. 
 
Hazardous waste: Paint tins, degreaser containers, oily rags, building rubble, scrap metal, building materials, cement 
bags, cement waste.  
 
Will the development proposal produce waste during its operational phase? YES NO 
If yes, indicate the types of waste (actual type of waste, e.g. oil, and whether hazardous or not) and estimated 
quantity per type? 

Unknown  

General waste: Biodegradable waste: food and kitchen waste, green waste, paper, garden waste (most can be 
recycled although some difficult to compost). Recyclable materials: paper, cardboard, glass, bottles, jars, tin cans, 
aluminium cans, aluminium foil, metals, certain plastics, fabrics, etc.  

 
 

Will the development proposal require waste to be treated / disposed of on site? YES NO 
If yes, indicate the types of waste (actual type of waste, e.g. oil, and whether hazardous or not) and estimated 
quantity per type per phase of the proposed development to be treated/disposed of? 

4050m3 

Concrete, rocks and general building rubble will be crushed for the development’s road subbase for 
fill material and for the cut to fill earthwork process. The estimated volume of material to be crushed 
is 4050m³. 
 
The cut to fill earthworks at the building platforms will be done using the stockpiled fill material and 
the crushed fill material.  
 
The remaining crushed subbase stockpile will be monitored during the duration of the construction 
works and will be covered with geotextile material and staked down with timber stakes.  

 

If no, where and how will the waste be treated / disposed of? Please explain. 
Indicate the types of waste (actual type of waste, e.g. oil, and whether hazardous or not) and estimated quantity 
per type per phase of the proposed development to be treated/disposed of? 

1200m3 

The developer will be using a contractor for the transportation of domestic waste generated during 
the construction phase. The waste will be transported to the local 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 development of the project (classified as hazardous waste –paint 
tins, degreaser containers, oily rags, building rubble, scrap metal, building materials, etc.) will be 
collected in a different waste collection system and disposed by a contractor at a registered 
hazardous waste site. 
 
The material within the existing dump site will be carefully removed and separated to designated 
stockpile areas for fill re-use. Rubble will be crushed, and waste material will be removed. Individuals 
trained in waste material identification will be employed full-time on-site to identify in-situ materials as 
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they are excavated. The stockpile material will be packaged and disposed at an approved 
municipal waste facility or provide facility.  
 
The waste stockpile material eg. Plastic timber, glass, rubber, steel) to an approved municipal waste 
facility. 
 
Strategies for waste recovery and recycling will be implemented by village maintenance team. 
Maintenance staff will implement waste separation, where waste can be taken to central point for 
collection and recycling. Waste that cannot be recycled will be collected for disposal. Waste 
collected for disposal will also go through a material recovery process. For garden refuse a 
composting site should be established, where garden waste can be taken to a garden refuge 
disposal site.  
 
The waste management at the proposed development 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, and  
• The safe disposal of waste that cannot be recovered. 
 
Has the municipality or relevant authority confirmed that sufficient capacity exists for treating / disposing of the 
waste to be generated by the development proposal?  
If yes, provide written confirmation from the municipality or relevant authority. 

YES NO 

Will the development proposal produce waste that will be treated and/or disposed of at another facility other 
than into a municipal waste stream?  

YES NO 

If yes, has this facility confirmed that sufficient capacity exists for treating / disposing of the waste to be generated 
by the development proposal?  
Provide written confirmation from the facility. 

YES NO 

Does the facility have an operating license? (If yes, please attach a copy of the licence.) YES NO 

Facility name: 
Contact person: 
Cell: Postal address: 

Telephone: Postal code: 
Fax: E-mail: 

 
Describe the measures that will be taken to reduce, reuse or recycle waste: 

 
Village maintenance staff will implement waste separation, where waste can be taken to central point for collection 
and recycling. Waste that cannot be recycled will be collected for disposal. 
 

 
(b) Emissions into the atmosphere 

 
Will the development proposal produce emissions that will be released into the atmosphere? YES NO 
If yes, does this require approval in terms of relevant legislation? YES NO 
If yes, what is the approximate volume(s) of emissions released into the atmosphere?  m3 
Describe the emissions in terms of type and concentration and how these will be avoided/managed/treated/mitigated: 

 
N/A 
 

 
3. WATER USE 

 
(a) Indicate the source(s) of water for the development proposal by highlighting the appropriate box(es). 
 

Municipal Water board Groundwater 
River, Stream,  
Dam or Lake 

Other 
The project will not 

use water 

Note: Provide proof of assurance of water supply (e.g. Letter of confirmation from the municipality / water user associations, yield of 
borehole) See Appendix E1 for the City of Cape Town services capacity confirmation letter. 
 

(b) If water is to be extracted from a groundwater source, river, stream, dam, lake or any other 
natural feature, please indicate the volume that will be extracted per month: 

 m3 

 
(c) Does the development proposal require a water use permit / license from DWS? YES NO 
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If yes, please submit the necessary application to the DWS and attach proof thereof to this application as an Appendix. 

 

(d) Describe the measures that will be taken to reduce water demand, and measures to reuse or recycle water: 

Although a potable water supply can be provided by the City of Cape Town, it is the intention to develop alternative 
water resources at Evergreen Lake Michelle, which would include rainwater harvesting, recycling of grey water, 
additional storage capacity (rainwater tanks), and installing water saving devices within the homes and lifestyle 
centre/clubhouse building.  

 
 
4. POWER SUPPLY  
 
(a) Describe the source of power e.g. municipality / Eskom / renewable energy source. 

 
The Electricity Supply Authority for the area in which the development falls is 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, directly in front of the development. It is estimated that the demand for the 110 houses and lifestyle 
centre/clubhouse will be approximately 600kVA in total. City of Cape Town have confirmed that there is sufficient 
capacity available in their local network to support this development. Please refer to the attached capacity letter 
which is attached as Appendix E2. 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” that runs along Noordhoek Main Road, 
directly in front of the development. 
 
As part of the discussions with City of Cape Town it was established that due to the fact that this will be a gated 
development the City will not take over the infrastructure inside the development. City of Cape Town will in other words 
provide a medium voltage bulk supply to the development and all internal infrastructure will be private services 
(installed and maintained by the Developer). The Electrical services report is attached as Appendix G2B.  

 
(b) If power supply is not available, where will power be sourced? 
 

 
Not applicable. Electricity will be supplied by the CoCT and has sufficient capacity.  
 

 
 

5. ENERGY EFFICIENCY 
 

 
(a) Describe the design measures, if any, that have been taken to ensure that the development proposal will be energy efficient: 
 

The electrical installations in the various buildings will be designed for compliance with the energy efficiency 
measures required under Part XA of the building regulations. 
 
The energy efficiency measures which are likely to be considered for implementation include the following: 

 Interior lighting comprising a combination of fluorescent, energy saving compact fluorescent and LED 
luminaires. 

 Enclosed rooms supplied with individual light switches, for better energy control. 
 The electrical installations will be carried out in compliance with SANS 10142, whereby conductor sizes will be 

selected to reduce distribution losses. 
 The electrical load will be balanced to reduce unwanted losses. 
 Ventilation fans for the office and staff areas to be controlled via timers to ensure that these fans do not 

operate outside of the core business hours (lifestyle centre/clubhouse). 
 The main distribution board and all sub distribution boards will be metered with individual meters, to ensure 

that energy usage of the different parts of the building can be monitored and managed (lifestyle 
centre/clubhouse). 

 
(b) Describe how alternative energy sources have been taken into account or been built into the design of the project, if any 

 
 A Solar hot water generation and heat pump system will be installed at the lifestyle centre/clubhouse. 
 Hot water solar heating panel will be provided to the houses. 
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6. TRANSPORT, TRAFFIC AND ACCESS 
 

Describe the impacts in terms of transport, traffic and access. 
 

A Transport impact assessment was carried out for the proposed development. The purpose of the study was to 
determine the expected transportation impact of the proposed Lake Michelle Retirement Village on the surrounding 
road network.  
 
The expected trip generation rates and expected development trips for this development were obtained from the 
Committee of Transport Officials, South African Trip Data Manual, TMH17, Version 1.01, 2013 (COTO) Trip Generation,7th 
Edition. The trip generation rates are listed below. 
 

Land Use (Code) a.m. peak midday peak 
Retirement Village (COTO 251) 0.35 / Unit 0.35 / Unit 

 
 
Based on the above trip generation rates, the following new peak hour vehicle trips were calculated: 
 

Peak Hour In Out Total 
Weekday a.m. 15 23 38 
Saturday 19 19 38 

 
For the 2018 Total Conditions, the estimated development trips were added to the 2018 Background traffic volumes. It 
was further assumed that the Noordhoek Main/Ou Kaapse Weg capacity improvements have been completed 
already. The transport impact assessment is attached as Appendix G11 for further details.  
 
In response to the applicant’s appeal submission on the refusal for the Environmental Authorisation by DE&DP to the 
Minister of Environmental Affairs and Development Planning, the Minister requested that an additional layout 
alternative be considered that further reduces the impact on sensitive wetlands (Alternative 4). The layout alternative 
was distributed to the traffic engineers for assessment, and it was concluded that the reduced dwelling units will result 
in 4 less trips on the network. This will have a negligible impact on the results of the traffic analysis. The Traffic Assessment 
Addendum Letter is attached as Appendix G32.  
 
To conclude, based on the total traffic conditions, it is expected that the intersections will continue to operate at good 
level-of-service during the weekday a.m. peak hour and p.m. peak hour. The existing road network has sufficient 
capacity to accommodate the additional trips from the development. The number of trips generated by the proposed 
development is also minimal and will have a marginal impact on the surrounding road network. 
 
Construction traffic impacts  
 
Fill material will be sourced from the historic dump site. 1200m3 of waste material will have to be removed from the site 
and based on 10m3 per truck this will require 120 truck trips out of the site. Refer to Appendix G13.  
 
It is the traffic engineer’s professional opinion that the impact of the construction vehicles is expected to be less than 
that of the development traffic.  
 

 
 
7. NUISANCE FACTOR (NOISE, ODOUR, etc.) 

 
Describe the potential nuisance factor or impacts in terms of noise and odours.  

 
Noise levels are expected to increase during the construction phase, however this will only be temporary.  

 
Note: Include impacts that the surrounding environment will have on the proposed development. 
 
8. OTHER 

 
N/A 
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SECTION G: IMPACT ASSESSMENT, IMPACT AVOIDANCE, MANAGEMENT, MITIGATION AND 
MONITORING MEASURES 

 
 
1. METHODOLOGY USED IN DETERMINING AND RANKING ENVIRONMENTAL IMPACTS AND RISKS ASSOCIATED 

WITH THE ALTERNATIVES 
 
(a) Describe the methodology used in determining and ranking the nature, significance consequences, extent, duration and probability 

of potential environmental impacts and risks associated with the proposed development and alternatives. 
 

The criteria is based on the EIA Regulations, published by the Department of Environmental Affairs and Tourism (April 
1998) in terms of the Environmental Conservation Act No. 73 of 1989 and the Department of Environmental Affairs and 
Development Planning, Guidelines for involving Biodiversity Specialists in EIA Processes, 2005. 
 
These criteria include: 
 
Nature of the impact 
This is an appraisal of the type of effect the construction, operation and maintenance of a development would have 
on the affected environment. This description should include what is to be affected and how. 
 
Consequence of impact or risk 
 
Risk associated with the impact identified.  
 
Extent of the impact 
Describe whether the impact will be local extending only as far as the development site area; or limited to the site and 
its immediate surroundings; or will have an impact on the region, or will have an impact on a national scale or across 
international borders. 
 
Duration of the impact 
The specialist should indicate whether the lifespan of the impact would be short term (0-5 years), medium term (5-15 
years), long term (16-30 years) or permanent. 
 
Intensity 
The specialist should establish whether the impact is destructive or benign and should be qualified as low, medium or 
high. The specialist study must attempt to quantify the magnitude of the impacts and outline the rationale used. 
 
Probability of occurrence 
The specialist should describe the probability of the impact actually occurring and should be described as 
improbable/unlikely (low likelihood), probable (distinct possibility), highly probable (most likely) or definite (impact will 
occur regardless of any prevention measures). 
 
Reversibility 

 Completely reversible – the impact can be reversed with the implementation of minor mitigation measures. 
 Partly reversible – the impact is reversible but more intense mitigation measures are required 
 Barely reversible – the impact is unlikely to be reversed even with intense mitigation measures 
 Irreversible – the impact is irreversible and no mitigation measures exist 

 
Indirect impacts 
 
A new section added to impact table to explain indirect impacts. Indirect impacts are secondary impacts and usually 
occur at a different place or time. Specialists will need to elaborate on any indirect or secondary impacts of proposed 
activities. If there are no indirect impacts specialist will need to briefly explain so. 
 
Irreplaceable loss of resources 
Describes the degree to which resources will be irreplaceably lost due to the proposed activity. It can be no loss of 
resources, marginal loss, significant loss or complete loss of resources. 
 
Degree to which impact can be avoided 
 
This section will explain whether there are any impacts that can be avoided and how they can be avoided (Example: 
demarcation of no-go areas). The effectiveness of avoiding the impact will be assessed.  
 
Degree to which impact can be managed. 
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If the impact cannot be avoided, the impact will need to be managed. This section needs to explain whether the 
impact can effectively be managed.  
 
Cumulative effect 
An effect which in itself may not be significant but may become significant if added to other existing or potential 
impacts that may result from activities associated with the proposed development. The cumulative effect can be: 

 Negligible – the impact would result in negligible to no cumulative effect 
 Low – the impact would result in insignificant cumulative effects 
 Medium – the impact would result in minor cumulative effects 
 High – the impact would result in significant cumulative effects 

 
Significance 
Significance of impacts are determined through a synthesis of the assessment criteria and is described as – 

 Low negative– where it would have negligible effects and would require little or no mitigation 
 Low positive – the impact will have minor positive effects 
 Medium negative – the impact will have moderate negative effects and will require moderate mitigation 
 Medium positive – the impact will have moderate positive effects 
 High negative – the impact will have significant effects and will require significant mitigation measures to 

achieve an accepted level of impact 
 High positive – the impact will have significant positive effects 
 Very high negative – the impact will have highly significant effects and are unlikely to be able to be mitigated 

adequately 
 High positive – the impact will have highly significant positive effects 

 
(b) Please describe any gaps in knowledge. 
 

 
Visual Impact Assessment  
 
The layout drawings for the alternatives are concept plans but provide sufficient detail for this assessment; detailed 
proposals were not available. 

 
(c) Please describe the underlying assumptions. 
 

 
 The assumption is made that the information on which this report is based (project information, planning report, 

engineering report and specialist input) is correct, factual, and truthful. 
 It is assumed that all the relevant mitigation measures specified in this report will be implemented to ensure 

minimal negative impact on the site and surrounding social and biophysical environment. 

 

Socio-economic impact assessment   

It is assumed that the site represents a technically suitable site for the establishment of a retirement development.     
 
Legislation and policies reflect societal norms and values. The legislative and policy context therefore plays an 
important role in identifying and assessing the potential social impacts associated with a proposed development. In 
this regard a key component of the SIA process is to assess the proposed development in terms of its fit with key planning 
and policy documents.  
 
The site is located within the urban edge and has therefore been identified as suitable for development.  
 
There are no limitations that have a bearing on the findings of the study. 
 
 

Freshwater impact assessment   

 
Input into the freshwater report was informed by a combination of desktop assessments of existing aquatic ecosystem 
information for the study area and catchment, as well as by a more detailed assessment of the aquatic ecosystems 
on site. 
 
Previous aquatic ecosystem assessments considered for the freshwater assessment consisted of: 
 

 CSIR Estuaries of the Cape report for Wildevoëlvlei/Noordhoek dated 1985; 
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 Saltmarsh Wetland Assessment undertaken in 2001 by Southern Waters; 
 Wetland Assessment undertaken in 2014 by Freshwater Consulting Group; 
 Aquatic Assessment/Constraints Analysis undertaken in 2015 by DH Environmental Consulting; 
 Botanical assessments undertaken by Coastec in 2001, 2014 and in 2017; 
 Geohydrological, Hydrological and Geotechnical Report by Wieringen and Associates in 2001; 
 Geohydrological Assessment and Conceptualisation by GEOSS in 2017; 
 An Amphibian Specialist assessment and report by Ferdi de Lange in 2016/7; and 
 Assessment of the suitability of the site for Western Leopard Toad by Marius Burger in 2017. 

The site was visited in spring (October 2016 and September 2017) and during the dry summer period (March, May and 
December 2017). The previous aquatic assessments of the site had been undertaken largely at the end of winter in 
August 2001, July 2014 and July 2015. 
 
During the field visits, the characterisation and integrity assessments of the aquatic features were undertaken. Mapping 
of the freshwater features was undertaken using a Garmin Colorado 300 GPS and mapped in PlanetGIS and Google 
Earth Professional. Water quality measurements (temperature, pH, electrical conductivity, total dissolved salts, salinity 
and dissolved oxygen) were taken in situ using an YSI Pro Plus Professional handheld meter. 
 
The SANBI Biodiversity GIS website was also consulted to identify any constraints in terms of fine-scale biodiversity 
conservation mapping as well as possible freshwater features mapped in the Freshwater Ecosystem Priority Areas maps. 
This information/data was used to inform the resource protection related recommendations. 
 
Limitations and uncertainties often exist within the various techniques adopted to assess the condition of ecosystems. 
The following techniques and methodologies were utilised to undertake the study: 

• The guideline document, “A Practical Field Procedure for the Identification and Delineation of Wetlands and 
Riparian Areas” document, as published by DWAF (2005) was followed for the delineation of the wetland areas. 
According to the delineation procedure, the wetlands were delineated by considering the following wetland 
indicators: terrain unit indicator; Soil form indicator; Soil wetness indicator; and vegetation indicator. 

• The wetlands were subsequently classified according to their hydro-geomorphic determinants based on a 
classification system devised by Kotze et al (2004) and SANBI (2009). Notes were made on the levels of degradation 
in the wetlands based on field experience and a general understanding of the types of systems present. Lake 
Michelle Phase 8, Noordhoek: Freshwater Assessment Page 5 

• A Present Ecological State (PES) and WET-Health assessment was conducted for each hydrogeomorphic wetland 
unit identified and delineated within the study area. 

• The functional wetland assessment technique, WET-EcoServices, developed by Kotze et al (2009) was used to 
provide an indication of the ecological benefits and services provided by delineated wetland habitat. This 
technique consists of assessing a combination of desktop and infield criteria in order to identify the importance 
and level of functioning of the wetland units within the landscape. 

• The ecological importance and sensitivity assessment was conducted according to the guidelines as developed 
by DWAF (1999). 

• Recommendations are made with respect to the adoption of buffer zones using the DWS wetland buffer tool. 
• Lists of plants, both alien and indigenous are for the purpose of describing the general and dominant habitat 

conditions and not comprehensive. A comprehensive botanical survey was not conducted as part of this 
freshwater assessment. 

The level of aquatic assessment undertaken was considered to be adequate for this study. 

 
Botanical assessment  
 
The major potential limitation associated with the sampling approach is the narrow temporal window of sampling.  
Some plant species are seasonal while others are rare and only occasionally encountered.  As a result, not all flora 
present at the site are likely to have been recorded during the site visits.  However additional information from 
experience in the area has been used where appropriate, which includes other studies in the greater Noordhoek 
Wetland System as well as the previous studies that were conducted at the site.  Given that two site visits took place at 
a favourable time of year for the current assessment as well as the previous studies that were conducted at the site, 
there are no significant limitations with regards to the extent or timing of the field assessments.  This represents a 
sufficiently conservative and cautious approach which takes the study limitations into account.   
 
Visual Impact Assessment 
 
For the purposes of this study, it has been assumed that the architectural, landscape and townscape character of 
Phase 8 would be similar to that used for earlier phases, architectural style, colours and finishes.   
 
Gardens would be natural, and without boundary treatments such as walls. It is assumed that the proponent would 
undertake the environmental works to protect the wetlands. 
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The information and deductions in this report are based on information received from the clients’ representatives, as 
well as research and fieldwork by the specialist. 
 

 
(d) Please describe the uncertainties. 
 

 
Uncertainties often exist within the various techniques adopted to assess the condition of ecosystems however the 
level of aquatic assessment undertaken was considered to be adequate for this study. 
 
Visual Impact Assessment 
 
The assessment of the potential visual impact has been made on assumptions about the proposed townscape and 
landscape character of the proposed development, including building heights and finishing colours.  
 
Avifaunal baseline assessment  
 
It is important to note that this work was done over a period of three weeks in autumn, with limited opportunity to 
directly document the on‐site avifauna in terms of its seasonal variation. It is assumed that the combination of existing 
data for the area and limited on‐site observations are sufficient to characterise the birdlife generally, and to adequately 
inform an assessment of the likely impacts of the proposed development on a suite of selected, priority species. 

 
(e) Describe adequacy of the assessment methods used. 
 

The assessment methods used are anticipated to be adequate for the nature of the application and the site. 
 
 
2. IDENTIFICATION, ASSESSMENT AND RANKING OF IMPACTS TO REACH THE PROPOSED ALTERNATIVES 

INCLUDING THE PREFERRED ALTERNATIVE WITHIN THE SITE 
  
Note: In this section the focus is on the identified issues, impacts and risks that influenced the identification of the alternatives. This 

includes how aspects of the receiving environment have influenced the selection.      
 
(a) List the identified impacts and risks for each alternative. 
 

Alternative 1: 

CONSTRUCTION PHASE RISKS AND IMPACTS  
 

OPERATION PHASE RISKS AND IMPACTS  
 

 Disturbance of surface geology. 
 Aquatic Ecosystem impacts: Loss of aquatic 

habitat and potential for flow and water 
quality modification. 

 The Alternative 1 development proposal will 
result in habitat loss of about 3.6 ha within 
the wetland and increase the general 
isolation of the remaining wetland.  The 
overall extent of the wetland will be 
reduced even after mitigation and 
rehabilitation.   

 WLT specimens may be inadvertently killed 
whilst clearing the site and during the 
construction of the retirement village 
buildings and the associated infrastructure. 

 Impact on family structures and social 
networks associated with presence of 
construction activities. 

 The presence of construction workers in the 
area has the potential to impact on the 
safety and security of local residents. 

 Construction related activities can impact 
negatively on adjacent landowners and 
communities. The typical impacts include 
dust, noise and safety. 

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

 The wetland will be highly vulnerable to alien 
plant invasion after construction and significant 
alien invasion would result in degradation of the 
wetland.  In addition, undesirable changes to 
the composition of the wetland may occur 
during operation due to changes in the 
hydrology of the wetland.   

 The development will result in some habitat loss 
within the wetland which will contribute to 
cumulative impacts on wetlands in the 
Noordhoek Wetland System.   

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

 Increased WLT mortalities as a result of 
hazardous terrain and traffic.  

 Creation of employment and business 
opportunities. 

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

 Impact on surrounding transport network.  
 Visual impacts.  
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 Visual impacts of construction activities on 
the site, of the perceived loss of the wetland 
buffer between built up areas and transport 
corridor, of the reduction in undeveloped 
land to recreational users of the Noordhoek 
Wetlands Areas. 

 Disturbance and displacement of birds 

 Disturbance and displacement of birds. 
 Loss of habitat of birds. 
 Rehabilitation and enhancement of habitat of 

birds. 
 

Alternative 2: 

CONSTRUCTION PHASE RISKS AND IMPACTS 
 

OPERATION PHASE RISKS AND IMPACTS  
 

 Disturbance of surface geology. 
 Aquatic Ecosystem impacts: Loss of aquatic 

habitat and potential for flow and water 
quality modification. 

 The Alternative 2 development proposal will 
result in habitat loss within the wetland of 
about 2.8 ha and increase the general 
isolation of the wetland.  The overall extent 
of the wetland will be reduced even after 
mitigation and rehabilitation.   

 WLT specimens may be inadvertently killed 
whilst clearing the site and during the 
construction of the retirement village 
buildings and the associated infrastructure. 

 Employment opportunities.  
 Impact on family structures and social 

networks associated with presence of 
construction activities. 

 The presence of construction workers in the 
area has the potential to impact on the 
safety and security of local residents. 

 Construction related activities can impact 
negatively on adjacent landowners and 
communities. The typical impacts include 
dust, noise and safety. 

 Visual impacts of construction activities on 
the site, of the perceived loss of the wetland 
buffer between built up areas and transport 
corridor, of the reduction in undeveloped 
land to recreational users of the Noordhoek 
Wetlands Areas. 

 Disturbance and displacement of birds. 

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

 The wetland will be highly vulnerable to alien 
plant invasion after construction and significant 
alien invasion would result in degradation of the 
wetland.  In addition, undesirable changes to 
the composition of the wetland may occur 
during operation due to changes in the 
hydrology of the wetland.   

 The development will result in some habitat loss 
within the wetland which will contribute to 
cumulative impacts on wetlands in the 
Noordhoek Wetland System.   

 Increased WLT mortalities as a result of hazardous 
terrain and traffic.  

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

 Creation of employment and business 
opportunities. 

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

 Impact on surrounding transport network.  
 Visual impacts.  
 Disturbance and displacement of birds. 
 Loss of habitat of birds. 
 Rehabilitation and enhancement of habitat of 

birds. 
 

 

Alternative 3 

CONSTRUCTION PHASE RISKS AND IMPACTS 
 

OPERATION PHASE RISKS AND IMPACTS  
 

 Disturbance of surface geology. 
 Aquatic Ecosystem impacts: Loss of aquatic 

habitat and potential for flow and water 
quality modification. 

 Alternative 3 will result in the continued loss 
of the salt pan habitat and an increase in 
the less desirable reed bed habitat. 

 WLT specimens may be inadvertently killed 
whilst clearing the site and during the 
construction of the retirement village 
buildings and the associated infrastructure. 

 Employment opportunities.  
 Impact on family structures and social 

networks associated with presence of 
construction activities. 

 Deterioration and loss of aquatic habitat. 
 Alternative 3 will result in the continued loss of the 

salt pan habitat and an increase in the less 
desirable reed bed habitat.   

 Alternative 3 will result in the continued loss of the 
salt pan habitat and an increase in the less 
desirable reed bed habitat, ultimately contributing 
to a decline in wetland heath in the area. 

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

 Increased WLT mortalities as a result of hazardous 
terrain and traffic.  

 Creation of employment and business 
opportunities. 
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 The presence of construction workers in the 
area has the potential to impact on the 
safety and security of local residents. 

 Construction related activities can impact 
negatively on adjacent landowners and 
communities. The typical impacts include 
dust, noise and safety. 

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

Alternative 4 
(preferred 
alternative) 

CONSTRUCTION PHASE RISKS AND IMPACTS 
 

OPERATION PHASE RISKS AND IMPACTS  
 

 Disturbance of surface geology. 
 Aquatic Ecosystem impacts: Loss of aquatic 

habitat and potential for flow and water 
quality modification. 

 Alternative 4 development proposal will 
result in habitat loss within the wetland of 
about 1.86 ha and increase the general 
isolation of the wetland.  The overall extent 
of the wetland will be reduced even after 
mitigation and rehabilitation.   

 WLT specimens may be inadvertently killed 
whilst clearing the site and during the 
construction of the retirement village 
buildings and the associated infrastructure. 

 Employment opportunities.  
 Impact on family structures and social 

networks associated with presence of 
construction activities. 

 The presence of construction workers in the 
area has the potential to impact on the 
safety and security of local residents. 

 Construction related activities can impact 
negatively on adjacent landowners and 
communities. The typical impacts include 
dust, noise and safety. 

 Visual impacts of construction activities on 
the site. 

 Disturbance and displacement of birds. 

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

 The wetland will be highly vulnerable to alien plant 
invasion after construction and significant alien 
invasion would result in degradation of the 
wetland.  In addition, undesirable changes to the 
composition of the wetland may occur during 
operation due to changes in the hydrology of the 
wetland.   

 The development will result in some habitat loss 
within the wetland which will contribute to 
cumulative impacts on wetlands in the Noordhoek 
Wetland System.   

 Increased WLT mortalities as a result of hazardous 
terrain and traffic.  

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

 Creation of employment and business 
opportunities. 

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

 Impact on surrounding transport network.  
 Visual impacts.  
 Disturbance and displacement of birds. 
 Loss of habitat of birds. 
 Rehabilitation and enhancement of habitat of 

birds. 

No-go 
Alternative: 

CONSTRUCTION PHASE RISKS AND IMPACTS 
 

OPERATION PHASE RISKS AND IMPACTS  
 

 Aquatic Ecosystem impacts: Loss of aquatic 
habitat and potential for flow and water 
quality modification 

 The no-go alternative will result in the 
continued loss of the salt pan habitat and 
an increase in the less desirable reed bed 
habitat. 

 Increased reedbed infestation may hamper 
the movement of WLT.  

 Deterioration and loss of aquatic habitat. 
 The no-go alternative will result in the continued 

loss of the salt pan habitat and an increase in the 
less desirable reed bed habitat.  

 The no-go alternative will result in the continued 
loss of the salt pan habitat and an increase in the 
less desirable reed bed habitat, ultimately 
contributing to a decline in wetland heath in the 
area.  

 The gradual loss of the salt pan habitat and the 
increase of less desirable reed infestations will 
continue in the No-Go scenario. The quality of 
the semi-natural terrestrial habitat will likely 
remain mostly as it currently is. 

 Due to the continued inflow of stormwater runoff 
into the saltmarsh system, dense reed-bed 
infestations render the terrain impassable for 
WLTs. 
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 No employment opportunities will be 
created. 
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(b) Describe the impacts and risks identified for each alternative, including the nature, significance, consequence, extent, duration and probability of the impacts, including the degree to 

which these impacts can be reversed; may cause irreplaceable loss of resources; and can be avoided, managed or mitigated. 
 
The following table serves as a guide for summarising each alternative.  The table should be repeated for each alternative to ensure a comparative assessment. (The EAP has to select the 
relevant impacts identified in blue in the table below for each alternative and repeat the table for each impact and risk). 
 
Planning, Design and Construction Phase  
 

Potential impacts on 
geographical and physical 
aspects: 

Impacts on geographical or physical aspects (Alternative 1 – 4) Impacts on geographical or 
physical aspects (No go option) 

Nature of impact:  Disturbance of surface geology Status Quo Remains 
Extent and duration of impact: Local and Long term N/A 
Consequence of impact or risk: Building on unstable ground surface.   
Probability of occurrence: Definite Will not occur 
Degree to which the impact 
can be reversed: 

Irreversible N/A 

Indirect impacts: None  
Degree to which the impact 
may cause irreplaceable loss 
of resources: 

Low N/A 

Cumulative impact prior to 
mitigation: 

Negligible N/A 

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

Low N/A 

Degree to which the impact 
can be avoided: 

Areas not suitable for building should be avoided  

Degree to which the impact 
can be managed: 

Cannot be managed   

Degree to which the impact 
can be mitigated: 

Cannot be mitigated  N/A 

Proposed mitigation: 
Foundation excavations should be checked by an engineer before casting to ensure that they are 
founded according to the recommendations of the geotechnical report. 

No mitigation required. 

Residual impacts: N/A  
Cumulative impact post 
mitigation: 

N/A N/A 

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

Negligible  N/A 
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Potential impacts on 
biological aspects: 

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

Impacts on aquatic 
ecosystems (Alternative 1) 

Impacts on aquatic ecosystems 
(Alternative 2) 

Impacts on aquatic ecosystems 
(Alternative 4 – Preferred 
alternative) 

Impacts on aquatic 
ecosystems (Alternative 3) 

Impacts on 
aquatic 
ecosystems (No 
go option) 

Nature of impact:  
Aquatic Ecosystem impacts: Loss of aquatic habitat and potential for flow and 
water quality modification 

Extent and duration 
of impact: 

Medium to low, short term Low, short term Low, short term Permanent 

Consequence of 
impact or risk: 

The impact will result in limited loss of wetland habitat that is of a degraded condition but will improve 
the longer term sustainability and condition of the remaining wetland areas.  

Limited impacts to wetland 
areas on site but then also 
no opportunity for 
improving current status. 
 

N/A 

Probability of 
occurrence: 

High  Medium N/A 

Degree to which the 
impact can be 
reversed: 

Medium Medium to high 
 

N/A N/A 

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

Medium Low Low N/A 

Indirect impacts:  
Potential of increased disturbance of wetland areas due to increase in development of the area with opportunity for further invasion 
of alien plants.  

N/A 

Cumulative impact 
prior to mitigation: 

Medium  Medium-low Low N/A 

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

Medium-negative Medium-low negative Low  N/A 

Degree to which the 
impact can be 
avoided: 

Low Medium Medium  N/A 

Degree to which the 
impact can be 
managed: 

Medium Medium N/A 

Degree to which the 
impact can be 
mitigated: 

Medium Medium N/A 

Proposed 
mitigation: 

The core pan/marsh areas should be demarcated and treated as no-go areas during the construction 
phase.  

The wetland areas should 
be demarcated and 
treated as no-go areas 

Ongoing 
clearing of alien 
vegetation in 
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A broad buffer area of at least 30m should be created around the core pan/marsh areas that comprises 
of suitable local indigenous vegetation and includes the development of seasonal wetlands in 
conjunction with the pans. Access to this area should take place via raised boardwalks.  
A Wetland Rehabilitation and Management Plan should be compiled to guide rehabilitation and long 
term management of the conservation/larger wetland area.  
 
The stormwater management plan for the site should ensure that runoff entering the site and generated 
within the developed areas is diverted away from the pan/marsh areas.  
Ecological corridors should be catered for in the design of the conservation area that will facilitate the 
movement of biota to and from the wetland area.  
 
The water quality impacts during the construction phase in particular should be addressed through a 
Construction Environmental Management Plan for the project, and implemented by an on-site 
Environmental Officer. Contaminated runoff from the construction site should be prevented from directly 
entering the wetland areas. Construction adjacent to the conservation area should preferably take 
place during the drier months of the year.  

during the construction 
phase. A buffer area of at 
least 10m should be created 
around the wetland areas 
that comprises of suitable 
local indigenous 
vegetation. The stormwater 
arising from the developed 
areas within the site should 
not be discharged directly 
into the wetland areas but 
should be mitigated on site. 
The water quality impacts 
during the construction 
phase in particular should 
be addressed through a 
Construction Environmental 
Management Plan for the 
project and implemented 
by an on-site Environmental 
Officer. Contaminated 
runoff from the construction 
site should be prevented 
from directly entering the 
wetland areas. Construction 
adjacent to the 
conservation area should 
preferably take place 
during the drier months of 
the year.  
  
  
 

wetland areas 
and 
management of 
stormwater onto 
the site by 
diverting runoff 
away from the 
site.  

Residual impacts:  
Loss of 1.2ha of wetland 
habitat  

Loss of 0.3ha of wetland habitat  Loss of 0.1 ha wetland habitat N/A 
N/A 

Cumulative impact 
post mitigation: 

Low N/A 

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

Low with a potential positive impact associated with removal of reedbeds and rehabilitation of this area 
to establish seasonal wetland areas  
 

Low 

N/A 
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Potential impacts on 
biological aspects: 

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

 

Impacts on aquatic 
ecosystems (Alternative 1) 

Impacts on aquatic 
ecosystems (Alternative 2) 

Impacts on aquatic 
ecosystems (Alternative 4 
– Preferred Alternative) 

Impacts on aquatic ecosystems 
(Alternative 3) 

Impacts on aquatic 
ecosystems (No go 
option) 

Nature of impact:  

The Phase 8 development 
will result in habitat loss of 
about 3.6 ha within the 
wetland and increase the 
general isolation of the 
remaining wetland.  The 
overall extent of the wetland 
will be reduced even after 
mitigation and 
rehabilitation.   

The Phase 8 development 
will result in habitat loss within 
the wetland of about 2.8 ha 
and increase the general 
isolation of the wetland.  The 
overall extent of the wetland 
will be reduced even after 
mitigation and 
rehabilitation.   

Alternative 4 will result in 
habitat loss within the 
wetland of about 1.86 ha 
and increase the general 
isolation of the wetland.  
The overall extent of the 
wetland will be reduced 
even after mitigation and 
rehabilitation. 

Alternative 3 will result in the 
continued loss of the salt pan 
habitat and an increase in the 
less desirable reed bed habitat. 

The no-go alternative will 
result in the continued loss 
of the salt pan habitat and 
an increase in the less 
desirable reed bed 
habitat. 

Extent and 
duration of 
impact: 

The extent of the impact 
would be local and the 
duration of the impact 
would be long term. 

The extent of the impact 
would be local and the 
duration of the impact 
would be long term. 

The extent of the impact 
would be local and the 
duration of the impact 
would be long term. 

The extent of the impact would 
be local and the duration of the 
impact would be long term. 

The extent of the impact 
would be local and the 
duration of the impact 
would be long term. 

Consequence of 
impact or risk: 

The consequence is 
considered to be medium. 

The consequence is 
considered to be medium. 

The consequence is 
considered to be medium. 

The consequence is considered 
to be medium. 

The consequence is 
considered to be medium. 

Probability of 
occurrence: 

The impact is CERTAIN to 
occur. 

The impact is CERTAIN to 
occur. 

The impact is CERTAIN to 
occur. 

The impact is CERTAIN to occur. The impact is CERTAIN to 
occur. 

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

There would be some loss of 
wetland habitat which can 
be considered to be an 
irreplaceable loss of 
resources.  The overall loss is 
however low. 

There would be some loss of 
wetland habitat which can 
be considered to be an 
irreplaceable loss of 
resources.  The overall loss is 
however low. 

There would be some loss 
of wetland habitat, which 
can be considered to be 
an irreplaceable loss of 
resources.  The overall loss 
is however low. 

Although there would be no loss 
of wetland habitat, the habitat 
value of the wetland would 
continue to decline.  No 
irreplaceable loss of resources is 
expected to occur. 

Although there would be 
no loss of wetland habitat, 
the habitat value of the 
wetland would continue 
to decline.  No 
irreplaceable loss of 
resources is expected to 
occur. 

Degree to which 
the impact can 
be reversed: 

It is not likely that the impact 
can be reversed as houses 
will be constructed on the 
site. 

It is not likely that the impact 
can be reversed as houses 
will be constructed on the 
site. 

It is not likely that the 
impact can be reversed as 
houses will be constructed 
on the site.  

In the long-term if the salt pan 
habitat is lost, then it is unlikely 
that it could be restored and as 
such it would have low 
reversibility.   

In the long-term if the salt 
pan habitat is lost, then it is 
unlikely that it could be 
restored and as such it 
would have low 
reversibility.   

Indirect impacts: 

The development will result 
in the further fragmentation 
and isolation of the wetland. 

The development will result 
in the further fragmentation 
and isolation of the wetland. 

The development will result 
in the further 
fragmentation and 
isolation of the wetland. 

Alternative 3 will result in the 
continued degradation of the 
wetland to a less biodiverse state. 

The no-go alternative will 
result in the continued 
degradation of the 
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wetland to a less 
biodiverse state. 

Cumulative 
impact prior to 
mitigation: 

Medium Medium Medium Low Low 

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

Medium  Medium  Medium Low Low 

Degree to which 
the impact can 
be avoided: 

Low Low Low Medium Medium 

Degree to which 
the impact can 
be managed: 

Low Low Low Medium Medium 

Degree to which 
the impact can 
be mitigated: 

Medium Medium Medium Medium Medium 

Proposed 
mitigation: 

 Construction should take place in late summer when the water levels are at their lowest to minimize impact to the wetland. 

 Disturbance to the areas of salt pan should be avoided where possible.  

 Measures should be taken to ensure that the risks of pollution from the operation of heavy vehicles in the vlei are minimised.   

 The development footprint should be clearly delineated from the rest of the wetland with temporary fencing or similar.   

 The wetland area should be demarcated as a no-go area for construction personnel during construction of the housing development.   

 

Residual impacts: 

There will some residual loss 
of wetland area that cannot 
be mitigated or avoided 

There will some residual loss 
of wetland area that cannot 
be mitigated or avoided 

There will some residual loss 
of wetland area that 
cannot be mitigated or 
avoided 

Under Alternative 3 there will be 
continued gradual degradation 
of the wetland. 

Under the no-go 
alternative there will be 
continued gradual 
degradation of the 
wetland. 

Cumulative 
impact post 
mitigation: 

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

Medium (negative) Medium low (negative) Low (negative) Low (negative) Low (negative) 

 
 

Potential impacts on 
biological aspects: 

WLT mortalities associated with earthworks and other construction activities, specifically of the terrestrial (non-wetland) terrain of the Phase 8 site. 

 
 Alternative 1  Alternative 2  Alternative 3 Alternative 4 – Preferred 

Alternative 
 No go option 

Nature of impact:  WLT specimens may be 
inadvertently killed whilst 
clearing the site and during 
the construction of the 
retirement village buildings 
and the associated 
infrastructure. 

WLT specimens may be 
inadvertently killed whilst 
clearing the site and during 
the construction of the 
retirement village buildings 
and the associated 
infrastructure. 

WLT specimens may be 
inadvertently killed whilst 
clearing the site and 
during the construction of 
the retirement village 
buildings and the 
associated infrastructure. 

WLT specimens may be 
inadvertently killed whilst clearing 
the site and during the 
construction of the retirement 
village buildings and the 
associated infrastructure. 

NO IMPACT, i.e. no WLT 
mortalities will be incurred. 

Extent and duration 

of impact: 

Local and short-term. WLT 
mortalities will be incurred on 
site (local) during the 
construction phase (short-
term). 

Local and short-term. WLT 
mortalities will be incurred on 
site (local) during the 
construction phase (short-
term). 

Local and short-term. WLT 
mortalities will be incurred 
on site (local) during the 
construction phase (short-
term). 

Local and short-term. WLT 
mortalities will be incurred on site 
(local) during the construction 
phase (short-term). 

Local and long-term. No 
construction related WLT 
mortalities will be incurred 
on site. 

Consequence of 
impact or risk: 

A temporary reduction of 
WLT abundance will occur 
at a local scale. 

A temporary reduction of 
WLT abundance will occur 
at a local scale. 

A temporary reduction of 
WLT abundance will occur 
at a local scale. 

A temporary reduction of WLT 
abundance will occur at a local 
scale. 

A temporary reduction of 
WLT abundance will not 
occur at a local scale. 

Probability of 

occurrence: 

Definite. Definite. Definite. Definite. Definite. 

Degree to which the 
impact may cause 
irreplaceable loss of 

resources: 

No resources will be 
irreplaceable lost, because 
the local WLT population has 
the potential to recover over 
time to replenish the 
mortalities incurred during 
the construction phase.  

No resources will be 
irreplaceable lost, because 
the local WLT population has 
the potential to recover over 
time to replenish the 
mortalities incurred during 
the construction phase.  

No resources will be 
irreplaceable lost, 
because the local WLT 
population has the 
potential to recover over 
time to replenish the 
mortalities incurred during 
the construction phase.  

No resources will be irreplaceable 
lost, because the local WLT 
population has the potential to 
recover over time to replenish the 
mortalities incurred during the 
construction phase.  

No resources will be 
irreplaceable lost, 
because no construction 
related WLT mortalities will 
be incurred.  
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Degree to which the 
impact can be 
reversed: 

Completely reversible. Completely reversible. Completely reversible. Completely reversible. N/A 

Indirect impacts: A reduction of adult WLTs 
during the construction 
phase may negatively 
impact on WLT breeding 
success in the general 
region for a few years 
afterwards, but this is likely to 
be of low significance and 
should ultimately recover 
completely. 

A reduction of adult WLTs 
during the construction 
phase may negatively 
impact on WLT breeding 
success in the general 
region for a few years 
afterwards, but this is likely to 
be of low significance and 
should ultimately recover 
completely. 

A reduction of adult WLTs 
during the construction 
phase may negatively 
impact on WLT breeding 
success in the general 
region for a few years 
afterwards, but this is likely 
to be of very low 
significance and should 
ultimately recover 
completely. 

A reduction of adult WLTs during 
the construction phase may 
negatively impact on WLT 
breeding success in the general 
region for a few years afterwards, 
but this is likely to be of low 
significance and should 
ultimately recover completely. 

Since a reduction of adult 
WLTs will not be incurred in 
the No-Go scenario, the 
current level of WLT 
breeding success in the 
general region will likely 
remain unaffected. 

Cumulative impact 
prior to mitigation: 

Low. The impact would not 
result in significant 
cumulative effects. The WLT 
mortalities associated with 
construction activities often 
constitute an inevitable 
impact of such 
development projects. 

Low. The impact would not 
result in significant 
cumulative effects. The WLT 
mortalities associated with 
construction activities often 
constitute an inevitable 
impact of such 
development projects. 

Very low. The impact 
would not result in 
significant cumulative 
effects. The WLT mortalities 
associated with 
construction activities 
often constitute an 
inevitable impact of such 
development projects. 

Low. The impact would not result 
in significant cumulative effects. 
The WLT mortalities associated 
with construction activities often 
constitute an inevitable impact of 
such development projects. 

No impact, thus no 
cumulative effects. 

Significance rating of 
impact prior to 
mitigation: 

Medium negative. It is 
anticipated that this 
particular site is not densely 
populated by WLTs, and that 
the construction phase WLT 
mortalities here would 
constitute a relatively small 
proportion of the overall 
Noordhoek WLT population. 
The negative impact of 
these WLT mortalities will 
likely be recovered over a 
few WLT generations. 

Medium negative. It is 
anticipated that this 
particular site is not densely 
populated by WLTs, and that 
the construction phase WLT 
mortalities here would 
constitute a relatively small 
proportion of the overall 
Noordhoek WLT population. 
The negative impact of 
these WLT mortalities will 
likely be recovered over a 
few WLT generations. 

Low negative. It is 
anticipated that this 
particular site is not densely 
populated by WLTs, and 
that the construction 
phase WLT mortalities here 
would constitute a 
relatively small proportion 
of the overall Noordhoek 
WLT population. The 
negative impact of these 
WLT mortalities will likely be 
recovered over a few WLT 
generations. 

Medium negative. It is 
anticipated that this particular 
site is not densely populated by 
WLTs, and that the construction 
phase WLT mortalities here would 
constitute a relatively small 
proportion of the overall 
Noordhoek WLT population. The 
negative impact of these WLT 
mortalities will likely be recovered 
over a few WLT generations. 

No impact, thus no 
significance rating. 
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Degree to which the 
impact can be 
avoided: 

Low. Due to the nature of 
earthworks activities, it is not 
generally feasible to avoid 
WLT mortalities. 

Low. Due to the nature of 
earthworks activities, it is not 
generally feasible to avoid 
WLT mortalities. 

Low. Due to the nature of 
earthworks activities, it is 
not generally feasible to 
avoid WLT mortalities. 

Low. Due to the nature of 
earthworks activities, it is not 
generally feasible to avoid WLT 
mortalities. 

Not applicable. 

Degree to which the 
impact can be 
managed: 

Low. Due to the inevitability 
of this impact, not much can 
be done to manage the 
impact. 

Low. Due to the inevitability 
of this impact, not much can 
be done to manage the 
impact. 

Low. Due to the 
inevitability of this impact, 
not much can be done to 
manage the impact. 

Low. Due to the inevitability of this 
impact, not much can be done 
to manage the impact. 

Not applicable. 

Degree to which the 
impact can be 
mitigated: 

Low. It is generally quite 
difficult to adequately 
mitigate for this particular 
impact. 

Low. It is generally quite 
difficult to adequately 
mitigate for this particular 
impact. 

Low. It is generally quite 
difficult to adequately 
mitigate for this particular 
impact. 

Low. It is generally quite difficult to 
adequately mitigate for this 
particular impact. 

Not applicable. 

Proposed mitigation:  Limit earthworks activities 
to the specific designated 
development nodes. 

 Limit earthworks activities 
to the specific designated 
development nodes. 

 Limit earthworks activities 
to the specific 
designated 
development nodes. 

Limit earthworks activities to the 
specific designated 
development nodes. 

Not applicable. 

Residual impacts: No residual impacts. The 
negative impact of WLT 
mortalities will likely be 
recovered over a few WLT 
generations 

No residual impacts. The 
negative impact of WLT 
mortalities will likely be 
recovered over a few WLT 
generations 

No residual impacts. The 
negative impact of WLT 
mortalities will likely be 
recovered over a few WLT 
generations 

No residual impacts.  The 
negative impact of WLT 
mortalities will likely be recovered 
over a few WLT generations 

No residual impacts. 

Cumulative impact 
post mitigation: 

Low. Low. Very low. Low. No impact, thus no 
cumulative effects. 

Significance rating of 

impact after 
mitigation: 

Medium negative. Medium negative. Low negative. Medium negative. No impact, thus no 
significance rating. 

 
 

Potential impacts on socio-
economic aspects: 

Creation of employment and business opportunities during the construction phase  
  

 
Alternative 1, 2 and 4 (Preferred alternative) Alternative 3 No go option 

Nature of impact:  Employment Opportunities (positive) Employment Opportunities (positive) Status Quo Remains 
Extent and duration of 
impact: Local and Short term Local and Short term N/A 

Probability of occurrence: Definite Highly probable Will not occur 

Consequence of impact or 
risk: Creation of employment opportunities.  Creation of employment opportunities. 

The potential employment and 
economic benefits associated with 
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the construction phase of the 
project would be forgone.  
 

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

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

N/A 

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

N/A N/A N/A 

Cumulative impact prior to 
mitigation: Opportunity to up-grade and improve skills levels in the area.   N/A 

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

Medium Positive Low Positive N/A 

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

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

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

Proposed mitigation: 

 The developer should inform the local authorities, local community leaders, organizations and 
councillors of the project and the potential job opportunities for local builders and contractors;  

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

 The developer in consultation with the appointed contractor/s should look to employ a percentage of 
the labour required for the construction phase from local area in order to maximize opportunities for 
members from the local HD communities. 

 

No mitigation required. 

Residual impacts:  
Job creation will boost local economy, will have positive impact on livelihood of job seekers. Gaps will be filled 
where there are unemployment.  

 

Cumulative impact post 
mitigation: N/A N/A N/A 

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

Medium Positive Low Positive N/A 
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Potential impacts on socio-
economic aspects: 

Potential impacts on family structures and social networks associated with the presence of construction workers  
  

 
Alternative 1, 2, and 4 (Preferred alternative) Alternative 3 and No go 

option 
Nature of impact:  Impact on family structures and social networks associated with presence of construction activities.  Status Quo Remains 
Extent and duration of 
impact: Local and Short term N/A 

Consequence of impact or 
risk:  

The presence of construction workers in the area has the potential to impact on the safety and security of local 
residents. The experience, both locally and internationally, is that the presence of construction workers typically 
results in an increase in petty crime and theft. This is linked to the ability of the construction workers to monitor 
the movements of local residents and take advantage of their absence from the property. The majority of the 
crime is therefore opportunistic and linked to theft and house break-ins. The issue of safety was also raised by 
representatives from the Noordhoek Ratepayers Association (Mr Bradley Bing and Jenny Shaw) and Lake 
Michelle Estate (Ms Janet Cannan). 

Status quo will remain, there 
will be no risk associated with 
the presence of construction 
workers.  

Probability of occurrence: Probable Will not occur 
Degree to which the 
impact can be reversed: Highly Probable N/A 

Indirect impacts: There are unlikely to be any indirect impacts. N/A 
Degree to which the 
impact may cause 
irreplaceable loss of 
resources: 

N/A N/A 

Cumulative impact prior to 
mitigation: 

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

N/A 

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

Cannot be completely avoided.  

N/A 

Degree to which the 
impact can be avoided: 

Mitigation measures are listed below N/A 

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

Degree to which the 
impact can be mitigated: Impact can be mitigated to some degree. However, the risk cannot be totally eliminated.  N/A 

Proposed mitigation: 

 The developer should seek to appoint locally based contractors wherever 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 mitigation required. 
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 No construction workers, with the exception of security personnel, should be permitted to stay overnight on 
the site.   

 

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

There will be no residual 
impacts if activity does not 
occur.  

Cumulative impact post 
mitigation: 

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

N/A 

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

Low Negative N/A 

 
 

Potential impacts on socio-
economic aspects: 

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

 
Alternative 1, 2 and 4 (Preferred alternative) Alternative 3 and No-go option 

Nature of impact:  

The presence of construction workers in the area has the potential to impact on the safety and security 
of local residents. The experience, both locally and internationally, is that the presence of construction 
workers typically results in an increase in petty crime and theft. This is linked to the ability of the 
construction workers to monitor the movements of local residents and take advantage of their absence 
from the property. The majority of the crime is therefore opportunistic and linked to theft and house 
break-ins. The issue of safety was also raised by representatives from the Noordhoek Ratepayers 
Association (Mr Bradley Bing and Jenny Shaw) and Lake Michelle Estate (Ms Janet Cannan). 

Status Quo Remains 

Extent and duration of impact: Local and Short term N/A 
Consequence of impact or risk: See nature of impact.   
Probability of occurrence: Probable Will not occur 
Degree to which the impact 
can be reversed: No, if local residents are physically harmed.   N/A 

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

N/A N/A 

Indirect impacts: There are unlikely to be any indirect impacts.  
Cumulative impact prior to 
mitigation: 

N/A N/A 

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

Low  N/A 

Degree to which the impact 
can be avoided: Cannot be completely avoided.  
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Degree to which the impact 
can be managed: Mitigation measures are listed below  

Degree to which the impact 
can be mitigated: Impact can be mitigated to some degree. N/A 

Proposed mitigation: 

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

 Building contractors appointed by the developer must ensure that workers are transported to and 
from the site on a daily basis; 

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

 

No mitigation required. 

Residual impacts: 
Include psychological effects associated with attacks or crime related events that may last for many 
years. 

There will be no residual impacts.  

Cumulative impact post 
mitigation: None.  N/A 

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

Low Negative N/A 

 
 

Potential impacts on socio-
economic aspects: 

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

 
Alternative 1, 2, and 4 (Preferred alternative) Alternative 3 and No-go option 

Nature of impact:  
Construction related activities can impact negatively on adjacent landowners and communities. The 
typical impacts include dust, noise and safety.  
 

Status Quo Remains 

Extent and duration of impact: Local and Short term N/A 

Consequence of impact or risk: 

The movement of heavy construction vehicles along the main access routes to the site, which include 
Ou Kaapse Weg, Silvermine Road, and Noordhoek Main Road may also pose potential safety risks to 
other road users and pedestrians who use these roads to access places of work, specifically Noordhoek 
Main Road and Silvermine Road. The movement of construction vehicles may also impact on residents 
entering and leaving Lake Michelle. Site clearing activities during the construction phase can also 
increase the risk of dust, specifically during the dry, windy summer months. The recommended 
mitigation measures listed below should be implemented to address these impacts.  

There will be no consequence of 
impact or risk associated with the 
no go option. 

Probability of occurrence: Probable Will not occur 
Degree to which the impact 
can be reversed: Can be reversed   N/A 

Indirect impacts: There are unlikely to be any indirect impacts  
Degree to which the impact 
may cause irreplaceable loss 
of resources: 

N/A N/A 
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Cumulative impact prior to 
mitigation: 

Increased delays during construction phase N/A 

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

Low  N/A 

Degree to which the impact 
can be avoided: 

Cannot be completely avoided  N/A 

Degree to which the impact 
can be managed: 

Mitigation measures are listed below N/A 

Degree to which the impact 
can be mitigated: Impact can be mitigated to some degree. N/A 

Proposed mitigation: 

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

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

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

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

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

 The footprint area cleared for development should be minimised and dust suppression measures, 
such as spreading mulch over exposed areas, should be 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. 

 

No mitigation required. 

Residual impacts: No residual impacts N/A 
Cumulative impact post 
mitigation: Increased delays during construction phase. N/A 

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

Low Negative N/A 
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Potential impacts on 
biological aspects: 

Visual Impacts associated with the proposed development during construction phase. 

 
 Alternative 1  Alternative 2  Alternative 3  No go option 

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

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

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

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

Extent and duration of 
impact: 

Local; Short-term  
 

Local; Short-term  
 

Local; Short-term  
 

Local, may or may 
not be permanent, 
may be long term.  
 

Consequence of impact 
or risk: 

Changes to the natural site environment will 
commence that would be reversible in the 
early stages, but would become irreversible  
 

Changes to the natural site 
environment will commence that 
would be reversible in the early stages, 
but would become irreversible  
 

Gradual drying out of the 
wetland area and reduction in 
open water  
 

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

Probability of 
occurrence: 

Probable  
 

Probable  
 

Definite  
 

Highly probable  
 

Degree to which the 
impact may cause 
irreplaceable loss of 

resources: 

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

Very low degree of loss of 
irreplaceable resources  
Retention of inter alia the Juncus 
wetland on the site  
Reduced loss of natural resources of 
habitats, flora and fauna, if the natural 
areas would be managed as 
described  

Significant loss  
 

Significant loss  
 

Degree to which the 
impact can be reversed: 

Partly reversible  
 

Partly reversible  
 

Reversible  
 

The site could not be 
managed in the 
way that is required 
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without a funding 
stream  
 

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

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

None  
 

The site is likely to dry 
out  
 

Cumulative impact prior 
to mitigation: 

Additive: more housing, to replace a 
wetland area, and bringing built 
development closer to existing receptors; 
medium  
Synergistic: more housing will also increase 
the visible extent of the existing 
development, along with lesser areas under 
vegetation; low  

Neutral: the associated wetland 
management would serve to protect the 
wetland which could be eventually lost if 
there was no development; medium  

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

None  
 

N/A  
 

Significance rating of 

impact prior to 
mitigation: 

Medium Medium Low  
 

Low  
 

Degree to which the 
impact can be avoided: 

Partly Partly N/A N/A 

Degree to which the 
impact can be 
managed: 

Party Party Party N/A 

Degree to which the 
impact can be 
mitigated: 

Partly Partly Partly N/A 

Proposed mitigation: Reposition the lifestyle centre/clubhouse to 
create an open space link to the natural 
area beyond the site. Reconfigure the 
parking for the lifestyle centre/clubhouse to 
provide more natural open space  
Ensure that all built form is one storey only; 
that roofs, (materials, colours, profiles), 
architecture, (colours), all planting and 

During the planning stage re-assess 
the number of units that are required 
to sustain the open space; the 
objective is to retain as much natural 
and managed open space as 
feasible; this measure would reduce 
the visual impact.  

Consider interventions to 
manage the wetlands to prevent 
the gradual reduction in areas of 
open water, such as sourcing 
alternate funding for 
management.  

N/A 
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detailing remains similar to earlier, recent 
phases. 
Ensure that the site road parallel, in part, with 
the M6, does not conflict with headlights, 
ensure there is enough shielding planting  

Ensure that all built form is one storey 
only; that roofs, (materials, colours, 
profiles), architecture, (colours), all 
planting and detailing remains similar 
to earlier, recent phases.  

Ensure that the site road parallel, in 
part, with the M6, does not conflict 
with headlights, ensure there is 
enough shielding planting  

Direct these funding sources to 
the shoreline of Lake Michelle as 
well.  

Retain the laterite footpath and 
create additional access points 
with bird hides.  

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

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

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

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

Cumulative impact post 
mitigation: 

No change to these impacts  
 

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

Probable changes 
to habitats, 
(negative)  
 

Significance rating of 
impact after mitigation: 

Medium-low Medium-low 

 

For the Alternative 4 development 
proposal the units adjacent to Water 
Lily Close have been pulled back. The 
units are therefore significantly further 
away from houses on water lily close. 
There will no longer be infilling of the 
lake and the Juncus wetland will 

Low  
 

The significance is 
anticipated to be 
Low negative, (the 
impact scores a 
negative 
assessment because 
while the visual and 
natural buffer 
between the 
residential areas of 
Noordhoek and 
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largely be retained as well as the small 
pan. Therefore, it is expected that the 
visual impact from construction 
activities will be reduced from 
medium-low to low.  

Lake Michelle would 
be retained, the 
visual quality of that 
buffer would reduce 
without 
interventions).  
 

 
 

Potential impacts on 
biological aspects: 

Traffic impacts during construction phase on the existing traffic. 

 
 Alternative 1, 2 and 4 (Preferred Alternative) Alternative 3 & No-go option 

Nature of impact:  Impact on the existing traffic on the surrounding transport network due to the movement of construction 
vehicles to and from the site. This is expected to be problematic for the residents of Lake Michelle as the 
construction vehicles are expected to share the current accesses. 

N/A 

Extent and duration of 
impact: 

The civil engineers previously estimated that approximately 70 trucks per day over a 2-month period will 
be required to deliver the necessary fill material. Subsequently due to a revised proposal to rather crush 
and re‐use available material on site, there is no longer the need to deliver imported fill material to the 
site. This has significantly reduced the expected construction vehicle activities from the estimated 70 trucks 
per day over a 2‐month period, to a total of 120 trucks out of the site over the entire construction period. 
The construction vehicles are expected to travel along Noordhoek Main Road as well as Ou Kaapse Weg. 

N/A 

Consequence of impact 
or risk: 

The risk associated with this is the right turn movements of trucks in and out of the construction access. 
Existing residents will be impacted as they will have to share the existing access roads onto Noordhoek 
Main Road with construction vehicles, resulting in increased congestion and queues. The safety of 
pedestrians walking into the site is also at risk as they will have to share the entry roads with construction 
vehicles. 

N/A 

Probability of 
occurrence: 

Definite N/A 

Degree to which the 
impact may cause 

irreplaceable loss of 
resources: 

No loss of resources predicted N/A 

Degree to which the 
impact can be reversed: 

The impact is completely reversible. When construction is completed, the construction access is closed. N/A 

Indirect impacts: Additional traffic at the Ou Kaapse Weg / Noordhoek Main Road intersection, Silvermine/ Noordhoek 
Main Road intersection and Silvermine / Ou Kaapse Weg intersection. 

N/A 

Cumulative impact prior 

to mitigation: 

Cumulative impacts that will be experienced are impacts associated with increased traffic movement, 
especially increased right turn movements of construction vehicles. 

N/A 



114 
 

Significance rating of 
impact prior to 
mitigation: 

Medium Negative Impact N/A 

Degree to which the 
impact can be avoided: 

Yes the impact can be avoided or minimized by the use of a temporary construction access directly on 
Noordhoek Main Road. Also, construction vehicles can use a left‐in/ left‐out access arrangement at the 
construction access to minimize the impact of potential right turns from the construction vehicles. 

N/A 

Degree to which the 

impact can be 
managed: 

Is manageable as explained above. N/A 

Degree to which the 
impact can be 
mitigated: 

Can effectively be mitigated as explained above. N/A 

Proposed mitigation:  Dedicated temporary construction access on Noordhoek Main Road is proposed. 
 Also construction vehicles to follow a left‐in/ left‐out access arrangement and to leave the 

Noordhoek area via Silvermine Road onto Ou Kaapse Weg. 

N/A 

Residual impacts: No residual impacts are expected as the construction access is temporary only. N/A 

Cumulative impact post 
mitigation: 

Negative impact N/A 

Significance rating of 

impact after mitigation: 

Medium Negative N/A 

 
 

Potential impacts on 
biological aspects: 

Traffic impacts during construction phase on pedestrian movement. 

 
 Alternative 1, 2 and 4 (Preferred Alternative) Alternative 3 & No-go option 

Nature of impact:  Impact on the existing pedestrian movement on the surrounding transport network due to the movement 
of construction vehicles to and from the site. This is expected to be problematic for the domestic 
employees of Lake Michelle as the construction vehicles are expected to share the current accesses. 

N/A 

Extent and duration of 
impact: 

The civil engineers previously estimated that approximately 70 trucks per day over a 2-month period will 
be required to deliver the necessary fill material. Subsequently due to a revised proposal to rather crush 
and re‐use available material on site, there is no longer the need to deliver imported fill material to the 
site. This has significantly reduced the expected construction vehicle activities from the estimated 70 trucks 
per day over a 2‐month period, to a total of 120 trucks out of the site over the entire construction period. 
The construction vehicles are expected to travel along Noordhoek Main Road as well as Ou Kaapse Weg. 

N/A 

Consequence of impact 

or risk: 

The risk associated with this is increased pedestrian safety concerns. The safety of pedestrians and public 
transport passengers walking into Lake Michelle is at risk as they will have to share the entry roads with 
construction vehicles. 

N/A 
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Probability of 
occurrence: 

Definite N/A 

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

Pedestrian can be killed in an incident with a construction vehicle. N/A 

Degree to which the 

impact can be reversed: 

Pedestrian safety is not reversible. Pedestrians can get hurt or get killed. N/A 

Indirect impacts: Additional traffic at the Ou Kaapse Weg / Noordhoek Main Road intersection, Silvermine/ Noordhoek 
Main Road intersection and Silvermine / Ou Kaapse Weg intersection. 

N/A 

Cumulative impact prior 
to mitigation: 

Increased construction traffic 
 
Drivers of construction vehicles are at a higher level than pedestrians and might not see them when 
walking the access street. 

N/A 

Significance rating of 

impact prior to 
mitigation: 

High Negative Impact N/A 

Degree to which the 
impact can be avoided: 

Yes the impact can be avoided or minimized by the use of a temporary construction access directly on 
Noordhoek Main Road. 

N/A 

Degree to which the 
impact can be 
managed: 

The pedestrian movement then does not interface with the construction traffic. N/A 

Degree to which the 
impact can be 
mitigated: 

Can effectively be mitigated as explained above. N/A 

Proposed mitigation: Dedicated temporary construction access on Ou Kaapse Weg is proposed. N/A 

Residual impacts: No residual impacts are expected as the construction access is temporary only. N/A 

Cumulative impact post 
mitigation: 

Negative N/A 

Significance rating of 

impact after mitigation: 

Low Negative Impact N/A 
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Potential impacts on 
biological aspects: 

Disturbance and displacement of birds 

 
 Alternative 1 and 2 
  

Alternative 3 Alternative 4 (Preferred alternative) No-go option 

Nature of impact:  Negative Negative Negative None 

Extent and duration of 
impact: 

Localised and short-term Localised and short-term Localised and short-term NA 

Consequence of 
impact or risk: 

Temporary displacement of 
most species from the 
affected area, possibly 
including African Marsh 
Harrier. 

Temporary displacement of some 
species from the affected area, 
possibly including African Marsh 
Harrier. 

Temporary displacement of some 
species from the affected area, 
possibly including African Marsh 
Harrier. 

NA 

Probability of 
occurrence: 

Definite Definite Definite NA 

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

Low-Medium Low Low NA 

Degree to which the 
impact can be 
reversed: 

High High High NA 

Indirect impacts: None None None NA 

Cumulative impact prior 
to mitigation: 

Medium Low-medium Medium None 

Significance rating of 
impact prior to 
mitigation: 

Medium Low-medium Medium NA 

Degree to which the 
impact can be 
avoided: 

Low Low Low NA 

Degree to which the 
impact can be 
managed: 

High High High NA 

Degree to which the 
impact can be 
mitigated: 

Medium Medium -high Medium NA 

Proposed mitigation: 1. Conducting a pre-
construction survey to 
ensure that no priority 
species (and in 
particular African 
Marsh Harrier) are 
breeding in or close to 

1. 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. 

1. 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. 

NA 
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Potential impacts on 
biological aspects: 

Disturbance and displacement of birds 

 
 Alternative 1 and 2 
  

Alternative 3 Alternative 4 (Preferred alternative) No-go option 

the development 
area. 

2. 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.  

2. 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. 

2. 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. 

Residual impacts: Minimal disturbance of 
affected avifauna 

Minimal disturbance of affected 
avifauna 

Minimal disturbance of affected 
avifauna 

NA 

Cumulative impact post 
mitigation: 

Low-medium Low Low None 

Significance rating of 
impact after mitigation: 

Low-medium negative Low negative Low negative NA 

 
Operation Phase  

 

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

Potential impacts on 
biological aspects: 

Impacts on aquatic ecosystems 
(Alternative 1) 

Impacts on aquatic ecosystems 
(Alternative 2 & Alternative 4 – Preferred 
Alternative) 

Impacts on aquatic ecosystems 
(Alternative 3) 

Impacts on aquatic 
ecosystems (No go 
option) 

Nature of impact:  
Aquatic Ecosystem impacts: Loss of aquatic habitat and potential for flow and 
water quality modification.  
 

Aquatic Ecosystem impacts: Deterioration and loss of 
aquatic habitat.  
 

Extent and duration of 
impact: 

Medium – Long term improvement Likely permanent loss of salt pan habitat 

Probability of 
occurrence: 

High  

Consequence of impact 
or risk: 

The impact will result in an improvement with regard to the longer-term sustainability 
and condition of the remaining wetland areas.  
 

Ongoing loss of the wetland areas within the site.   
 

Degree to which the 
impact can be reversed: 

Medium Low 
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Indirect impacts: 
Potential of increased disturbance of wetland areas due to increase in development of the area with opportunity for further invasion of alien 
plants.  
 

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

Low High to medium 

Cumulative impact prior 
to mitigation: 

Medium to low High to medium 

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

Medium negative High to medium negative 

Degree to which the 
impact can be avoided: 

Medium to high Medium to low Low 

Degree to which the 
impact can be 
managed: 

Medium to high Medium 

Degree to which the 
impact can be 
mitigated: 

High Medium 

Proposed mitigation: 

Disturbance of wetland areas over the longer term should only be associated with maintenance activities. Access to this 
area should take place via raised boardwalks. A Wetland Management Plan should be compiled to guide long term 
management of the wetland areas. The stormwater arising from the developed areas must be diverted away from the 
pan/marsh areas. Ongoing monitoring and removal of invasive alien plants within the conservation area is likely to be 
required.  

Ongoing clearing of 
alien vegetation in 
wetland areas and 
management of 
stormwater onto the 
site by diverting 
runoff away from the 
site  

Residual impacts:  N/A N/A 
Cumulative impact post 
mitigation: 

N/A N/A Medium 

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

Low negative with a possible positive impact Medium negative 
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Potential impacts on 
biological aspects: 

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

 

Impacts on aquatic ecosystems 
(Alternative 1 and 2) 

Impacts on aquatic ecosystems 
(Alternative 4 – Preferred Alternative) 

Impacts on aquatic ecosystems 
(Alternative 3) 

Impacts on aquatic 
ecosystems (No go 
option) 

Nature of impact:  

The wetland will be highly vulnerable to 
alien plant invasion after construction and 
significant alien invasion would result in 
degradation of the wetland.  In addition, 
undesirable changes to the composition of 
the wetland may occur during operation 
due to changes in the hydrology of the 
wetland.   

The wetland will be highly vulnerable to 
alien plant invasion after construction 
and significant alien invasion would 
result in degradation of the wetland.  In 
addition, undesirable changes to the 
composition of the wetland may occur 
during operation due to changes in the 
hydrology of the wetland.   

Alternative 3 will result in the 
continued loss of the salt pan 
habitat and an increase in the 
less desirable reed bed habitat.   

The no-go 
alternative will result 
in the continued loss 
of the salt pan 
habitat and an 
increase in the less 
desirable reed bed 
habitat.   

Extent and duration of 
impact: 

The extent of the impact would be local 
and the duration of the impact would be 
long-term. 

The extent of the impact would be local 
and the duration of the impact would 
be long-term. 

The extent of the impact would 
be local and the duration of the 
impact would be long-term. 

The extent of the 
impact would be 
local and the 
duration of the 
impact would be 
long-term. 

Probability of 
occurrence: 

The impact is likely to occur. The impact is likely to occur. The impact is likely to occur. The impact is likely 
to occur. 

Consequence of impact 
or risk: 

The consequence is considered to be 
medium 

The consequence is considered to be 
medium 

The consequence is considered 
to be medium 

The consequence is 
considered to be 
medium 

Degree to which the 
impact can be reversed: 

High, with appropriate mitigation the 
impact could be reversed.   

High, with appropriate mitigation the 
impact could be reversed.   

In the long-term if the salt pan 
habitat is lost, then it is unlikely 
that it could be restored and as 
such it would have low 
reversibility.   

In the long-term if 
the salt pan habitat 
is lost, then it is 
unlikely that it could 
be restored and as 
such it would have 
low reversibility.   

Indirect impacts: 

Loss of biodiversity within the wetland. Loss of biodiversity within the wetland. Alternative 3 will result in the 
continued degradation of the 
wetland to a less biodiverse state. 

The no-go 
alternative will result 
in the continued 
degradation of the 
wetland to a less 
biodiverse state. 

Degree to which the 
impact may cause 

Significant alien invasion and degradation 
would result in some loss of resources, but 

Significant alien invasion and 
degradation would result in some loss of 

The habitat value of the wetland 
would continue to decline due to 

The habitat value of 
the wetland would 
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irreplaceable loss of 
resources: 

this could be reversed with alien clearing.  
As such the irreplaceable loss of resources 
would be very low. 

resources, but this could be reversed 
with alien clearing.  As such the 
irreplaceable loss of resources would be 
very low. 

an increase in the dense reed 
bed habitat.  No irreplaceable 
loss of resources is expected to 
occur. 

continue to decline 
due to an increase 
in the dense reed 
bed habitat.  No 
irreplaceable loss of 
resources is 
expected to occur. 

Cumulative impact prior 
to mitigation: 

Medium Medium Low Low 

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

Medium Medium Low Low 

Degree to which the 
impact can be avoided: 

Medium Medium Medium Medium 

Degree to which the 
impact can be 
managed: 

Medium Medium Medium Medium 

Degree to which the 
impact can be 
mitigated: 

Medium-high Medium-high Medium Medium 

Proposed mitigation: 

 There should be wetland monitoring programme put in place to monitor changes in water chemistry and vegetation 

within the wetland.  This should be directly linked to thresholds of concern where specific actions are triggered.  A 

clear target state should also be set and progress towards this goal assessed on a regular basis. 

 An alien vegetation management plan for the wetland should be developed and implemented at the site.  

  No herbicides should be used to control problem species in the wetland. 

 

 

Residual impacts:  

There will some residual loss of wetland 
area that cannot be mitigated or avoided 

There will some residual loss of wetland 
area that cannot be mitigated or 
avoided 

There will be continued gradual 
degradation of the wetland. 

Under the no-go 
alternative there will 
be continued 
gradual 
degradation of the 
wetland. 

Cumulative impact post 
mitigation: 

Low Low Low Low 

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

Low (negative) Low (negative) Low (negative) Low (negative) 
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Potential impacts on 
biological aspects: 

The development will contribute towards cumulative habitat loss and degradation of the Noordhoek Wetland System.   
 Alternative 1  Impacts on aquatic ecosystems 

Alternative 2 & Alternative 4 (Preferred 
Alternative) 

Alternative 3 
 No go option 

Nature of impact:  The development will result in some habitat 
loss within the wetland which will 
contribute to cumulative impacts on 
wetlands in the Noordhoek Wetland 
System.   

The development will result in some 
habitat loss within the wetland which will 
contribute to cumulative impacts on 
wetlands in the Noordhoek Wetland 
System.   

Alternative 3 will result in the 
continued loss of the salt 
pan habitat and an 
increase in the less desirable 
reed bed habitat, ultimately 
contributing to a decline in 
wetland heath in the area. 

The no-go alternative will 
result in the continued loss 
of the salt pan habitat 
and an increase in the less 
desirable reed bed 
habitat, ultimately 
contributing to a decline 
in wetland heath in the 
area. 

Extent and duration of 
impact: 

The extent of the impact would be local 
and the duration of the impact would be 
long-term. 

The extent of the impact would be local 
and the duration of the impact would 
be long-term. 

The extent of the impact 
would be local and the 
duration of the impact 
would be long-term. 

The extent of the impact 
would be local and the 
duration of the impact 
would be long-term. 

Consequence of impact 
or risk: 

The consequence is considered to be 
medium 

The consequence is considered to be 
medium 

The consequence is 
considered to be low 

The consequence is 
considered to be low 

Probability of 
occurrence: 

The impact is likely to occur. The impact is likely to occur. The impact is likely to occur. The impact is likely to 
occur. 

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

There would be some loss of wetland 
habitat which can be considered to be an 
irreplaceable loss of resources.  The overall 
loss is however low. 

There would be some loss of wetland 
habitat which can be considered to be 
an irreplaceable loss of resources.  The 
overall loss is however low. 

The habitat value of the 
wetland would continue to 
decline due to an increase 
in the dense reed bed 
habitat.  No irreplaceable 
loss of resources is expected 
to occur. 

The habitat value of the 
wetland would continue 
to decline due to an 
increase in the dense 
reed bed habitat.  No 
irreplaceable loss of 
resources is expected to 
occur. 

Degree to which the 
impact can be reversed: 

low as it is not likely that lost wetland 
habitat can be regained.   

low as it is not likely that lost wetland 
habitat can be regained.   

In the long-term if the salt 
pan habitat is lost, then it is 
unlikely that it could be 
restored and as such it 
would have low reversibility.   

In the long-term if the salt 
pan habitat is lost, then it 
is unlikely that it could be 
restored and as such it 
would have low 
reversibility.   

Indirect impacts: Loss of ecosystem function within the 
wetland system. 

Loss of ecosystem function within the 
wetland system. 

The no-go alternative will 
result in the continued 
degradation of the wetland 
to a less biodiverse state. 

The no-go alternative will 
result in the continued 
degradation of the 
wetland to a less 
biodiverse state. 

Cumulative impact prior 
to mitigation: 

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

Medium Medium  Low Low 

Degree to which the 
impact can be avoided: 

Medium Medium Medium Medium 

Degree to which the 
impact can be 
managed: 

Medium Medium Medium Medium 

Degree to which the 
impact can be 
mitigated: 

Medium Medium Medium Medium 

Proposed mitigation:  The linkages with the main Lake Michelle water body and the wetland system outside of Lake Michelle to 

the north should be maintained.  

 Any paths through the wetland should be constructed as boardwalks in order to minimise long-term 

disturbance.   

 Rehabilitate disturbed areas around the margin of the wetland. 

 

Residual impacts: There will be some residual loss of wetland 
area that cannot be mitigated or avoided 

There will be some residual loss of 
wetland area that cannot be mitigated 
or avoided 

There will be continued 
gradual degradation of the 
wetland. 

Under the no-go 
alternative there will be 
continued gradual 
degradation of the 
wetland. 

Cumulative impact post 
mitigation: 

Medium low Low Low Low 

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

Medium low negative Low negative Low negative Low negative 
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Potential impacts on 
biological aspects: 

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

 
 Alternative 1  Alternative 2  Alternative 3 Development alternative 

4 – Preferred Alternative 
 No go option 

Nature of impact:  The proposed retirement 
village development will 
convert about 2 ha of 
semi-natural terrestrial and 
saltmarsh wetland habitat 
into residential units and 
associated infrastructure. 

The proposed retirement 
village development will 
convert about 2 ha of semi-
natural terrestrial and 
saltmarsh wetland habitat into 
residential units and 
associated infrastructure. 

The proposed retirement 
village development will 
convert about 1.06 ha of 
semi-natural terrestrial 
habitat into residential 
units and associated 
infrastructure. No wetland 
habitat will be developed. 

The proposed retirement 
village development will 
convert about 1.86 ha of 
semi-natural terrestrial 
wetland habitat wetland 
habitat into residential 
units and associated 
infrastructure.  

The gradual loss of the 
salt pan habitat and the 
increase of less desirable 
reed infestations will 
continue in the No-Go 
scenario. The quality of 
the semi-natural 
terrestrial habitat will 
likely remain mostly as it 
currently is. 

Extent and duration of 
impact: 

Local and long-term. The 
habitat loss will be 
restricted to the site 
(local), and will continue 
for the duration of the 
operational phase (long-
term). 

Local and long-term. The 
habitat loss will be restricted to 
the site (local), and will 
continue for the duration of 
the operational phase (long-
term). 

Local and long-term. The 
habitat loss will be 
restricted to the site (local) 
and will continue for the 
duration of the operational 
phase (long-term). 

Local and long-term. The 
habitat loss will be 
restricted to the site 
(local), and will continue 
for the duration of the 
operational phase (long-
term). 

Local and long-term. The 
gradual loss of the salt 
pan habitat and the 
increase of less desirable 
reed infestations will 
continue. 

Consequence of impact 
or risk: 

The extent of semi-natural 
terrestrial habitat available 
to WLTs as shelter/foraging 
resources will be reduced. 
However, it seems 
plausible that the 
development within the 
reed-bed wetland terrain 
may potentially add some 
nodes of WLT 
shelter/foraging habitats 
to offset the loss of the 
semi-natural terrestrial 
habitat. 

The extent of semi-natural 
terrestrial habitat available to 
WLTs as shelter/foraging 
resources will be reduced. 
However, it seems plausible 
that the development within 
the reed-bed wetland terrain 
may potentially add some 
nodes of WLT shelter/foraging 
habitats to offset the loss of 
the semi-natural terrestrial 
habitat. 

The extent of semi-natural 
terrestrial habitat available 
to WLTs as shelter/foraging 
resources will be reduced. 
Since none of the reed-
bed vegetation will be 
transformed to nodes of 
potential WLT 
shelter/foraging habitat, 
no offset will be produced 
to supplement WLT 
shelter/foraging habitat. 

The extent of semi-
natural terrestrial habitat 
available to WLTs as 
shelter/foraging 
resources will be 
reduced. However, it 
seems plausible that the 
development within the 
reed-bed wetland terrain 
may potentially add 
some nodes of WLT 
shelter/foraging habitats 
to offset the loss of the 
semi-natural terrestrial 
habitat. 

No consequences for 
WLTs in the No-Go 
scenario. 

Probability of 
occurrence: 

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

The loss of the semi-natural 
terrestrial habitat under 
residential properties is 
generally considered as 
being an irreplaceable 
loss of resources, but in the 
context of WLT shelter and 
foraging requirements this 
is deemed to be a 
marginal loss of resources. 

The loss of the semi-natural 
terrestrial habitat under 
residential properties is 
generally considered as being 
an irreplaceable loss of 
resources, but in the context 
of WLT shelter and foraging 
requirements this is deemed to 
be a marginal loss of 
resources. 

The loss of the semi-natural 
terrestrial habitat under 
residential properties is 
generally considered as 
being an irreplaceable loss 
of resources, but in the 
context of WLT shelter and 
foraging requirements this 
is deemed to be a 
marginal loss of resources. 

The loss of the semi-
natural terrestrial habitat 
under residential 
properties is generally 
considered as being an 
irreplaceable loss of 
resources, but in the 
context of WLT shelter 
and foraging 
requirements this is 
deemed to be a 
MARGINAL LOSS of 
resources. 

No resources will be 
irreplaceable lost, 
because no construction 
related habitat loss will 
occur. 

Degree to which the 
impact can be reversed: 

Irreversible. Once the 
properties have been 
developed, the original 
habitats cannot be 
retrieved. 

Irreversible. Once the 
properties have been 
developed, the original 
habitats cannot be retrieved. 

Irreversible. Once the 
properties have been 
developed, the original 
habitats cannot be 
retrieved. 

Irreversible. Once the 
properties have been 
developed, the original 
habitats cannot be 
retrieved. 

Completely reversable. 
With the appropriate 
management actions, 
the gradual degradation 
of the salt pan wetland 
habitat can potentially 
be halted and reversed. 

Indirect impacts: A reduction of WLT 
shelter/foraging habitat 
may over time result in a 
reduction of the local WLT 
population. 

A reduction of WLT 
shelter/foraging habitat may 
over time result in a reduction 
of the local WLT population. 

A reduction of WLT 
shelter/foraging habitat 
may over time result in a 
reduction of the local WLT 
population. 

A reduction of WLT 
shelter/foraging habitat 
may over time result in a 
reduction of the local 
WLT population. 

No WLT associated 
indirect impacts are 
applicable to the No-Go 
scenario. 

Cumulative impact prior 
to mitigation: 

Medium to low. The 
continued loss of WLT 
shelter and foraging 
habitat in the course of 
various developments in 
the Noordhoek region all 
contribute to the general 
weakening of WLT 
ecological resilience in this 
area. 

Medium to low. The continued 
loss of WLT shelter and 
foraging habitat in the course 
of various developments in 
the Noordhoek region all 
contribute to the general 
weakening of WLT ecological 
resilience in this area. 

Low. The continued loss of 
WLT shelter and foraging 
habitat in the course of 
various developments in 
the Noordhoek region all 
contribute to the general 
weakening of WLT 
ecological resilience in this 
area. 

Medium to low. The 
continued loss of WLT 
shelter and foraging 
habitat in the course of 
various developments in 
the Noordhoek region all 
contribute to the general 
weakening of WLT 
ecological resilience in 
this area. 

No impacts relevant to 
WLTs, thus no cumulative 
effects. 

Significance rating of 
impact prior to 
mitigation: 

Medium to low negative. It 
is anticipated that this 
particular site is not 
densely populated by 

Medium to low negative. It is 
anticipated that this particular 
site is not densely populated 
by WLTs, and that the 

Low negative. It is 
anticipated that this 
particular site is not densely 
populated by WLTs, and 

Medium to low negative. 
It is anticipated that this 
particular site is not 
densely populated by 

No impact relevant to 
WLTs, thus no significance 
rating. 
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WLTs, and that the 
saltmarsh wetland habitat 
nodes are probably not 
utilised by WLTs at all. 

saltmarsh wetland habitat 
nodes are probably not 
utilised by WLTs at all. 

that the saltmarsh wetland 
habitat nodes are 
probably not utilised by 
WLTs at all. Additionally, 
the development footprint 
of alternative 3 is much 
smaller than alternatives 1 
and 2. 

WLTs, and that the 
saltmarsh wetland 
habitat nodes are 
probably not utilised by 
WLTs at all. 

Degree to which the 
impact can be avoided: 

Low. The loss of semi-
natural habitat is an 
inevitable unavoidable 
component of the 
proposed development. 

Low. The loss of semi-natural 
habitat is an inevitable 
unavoidable component of 
the proposed development. 

Low. The loss of semi-
natural habitat is an 
inevitable unavoidable 
component of the 
proposed development. 

Low. The loss of semi-
natural habitat is an 
inevitable unavoidable 
component of the 
proposed development. 

N/A 

Degree to which the 
impact can be 
managed: 

Medium. The estate 
landscape and properties 
gardens can be planted 
to create substitute 
habitat to cater for WLT 
shelter/foraging needs. 
Thus, the conversion of 
some of the reed-bed 
wetland habitat may likely 
improve ecological 
conditions for WLTs in that 
sector, e.g. by creating 
substitute shelter/foraging 
habitat and rendering the 
terrain easier to move 
around within. The upkeep 
of substitute WLT 
shelter/foraging habitat is 
an effective and readily 
achievable management 
option. 

Medium. The estate 
landscape and properties 
gardens can be planted to 
create substitute habitat to 
cater for WLT shelter/foraging 
needs. Thus, the conversion of 
some of the reed-bed 
wetland habitat may likely 
improve ecological 
conditions for WLTs in that 
sector, e.g. by creating 
substitute shelter/foraging 
habitat and rendering the 
terrain easier to move around 
within. The upkeep of 
substitute WLT shelter/foraging 
habitat is an effective and 
readily achievable 
management option. 

Medium. The estate 
landscape and properties 
gardens can be planted to 
create substitute habitat to 
cater for WLT 
shelter/foraging needs. 
The upkeep of substitute 
WLT shelter/foraging 
habitat is an effective and 
readily achievable 
management option. 

Medium. The estate 
landscape and 
properties gardens can 
be planted to create 
substitute habitat to 
cater for WLT 
shelter/foraging needs. 
Thus the conversion of 
some of the reed-bed 
wetland habitat may 
likely improve ecological 
conditions for WLTs in that 
sector, e.g. by creating 
substitute 
shelter/foraging habitat 
and rendering the terrain 
easier to move around 
within. The upkeep of 
substitute WLT 
shelter/foraging habitat 
is an effective and 
readily achievable 
management option. 

N/A 

Degree to which the 
impact can be 
mitigated: 

Medium. Various practical 
mitigation measures are 
available to reduce the 
consequences of this 
impact (see below). 

Medium. Various practical 
mitigation measures are 
available to reduce the 
consequences of this impact 
(see below). 

Medium. Various practical 
mitigation measures are 
available to reduce the 
consequences of this 
impact (see below). 

Medium. Various 
practical mitigation 
measures are available 
to reduce the 
consequences of this 
impact (see below). 

N/A 



126 
 

Proposed mitigation:  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. 

 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. 

 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. 

 Establish lots of mixed 
gardening nodes similar 
to that currently in 
place within the greater 
LME, 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. 

N/A 

Residual impacts: Low. If the estate 
landscape is effectively 
managed to provide 
ample substitute WLT 
shelter/foraging habitat, 
then the ecological 
resilience of WLTs on this 
site will likely be improved. 
Keep in mind that 
conversion of the 
saltmarsh wetland habitat 
will contribute to the WLT 
shelter/foraging habitat. 

Low. If the estate landscape is 
effectively managed to 
provide ample substitute WLT 
shelter/foraging habitat, then 
the ecological resilience of 
WLTs on this site will likely be 
improved. Keep in mind that 
conversion of the saltmarsh 
wetland habitat will 
contribute to the WLT 
shelter/foraging habitat. 

Low. If the estate 
landscape is effectively 
managed to provide 
ample substitute WLT 
shelter/foraging habitat, 
then the ecological 
resilience of WLTs on this 
site will likely be improved. 
Keep in mind that 
conversion of the 
saltmarsh wetland habitat 
will contribute to the WLT 
shelter/foraging habitat. 

Low. If the estate 
landscape is effectively 
managed to provide 
ample substitute WLT 
shelter/foraging habitat, 
then the ecological 
resilience of WLTs on this 
site will likely be 
improved. Keep in mind 
that conversion of the 
saltmarsh wetland 
habitat will contribute to 
the WLT shelter/foraging 
habitat. 

No residual impacts that 
are relevant to WLTs. 

Cumulative impact post 
mitigation: 

Low. Low. Low. Low. No impact relevant to 
WLTs, thus no cumulative 
effects. 

Significance rating of 
impact after mitigation: 

Presumably low negative 
but may potentially have 
a low positive outcome. 

Presumably low negative but 
may potentially have a low 
positive outcome. 

Low negative. The 
potential of a low positive 
improvement of WLT 
shelter/foraging habitat is 
not available for 
alternative 3 because the 
reed-bed habitat will not 

Presumably Low 
negative, but may 
potentially have a low 
positive outcome. 

No impact relevant to 
WLTs, thus no significance 
rating. 
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be transformed to suite 
WLT requirements. 

 
 
 

Potential impacts on 
biological aspects: 

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

 
 Alternative 1  Alternative 2  Alternative 3 Alternative 4 – Preferred 

Alternative 
 No go option 

Nature of impact:  The construction of 110 
residential units and 
associated infrastructure 
will introduce a maze of 
obstacles that will hamper 
the general movements of 
WLTs. Note however that 
the individual properties 
will not be fenced off, and 
thus WLT mobility will 
remain reasonably 
unrestricted. Additionally, 
this layout design has 
incorporated wide 
ecological corridors to 
facilitate WLT migrations 
and dispersals during 
breeding events. 

The construction of 110 
residential units and 
associated infrastructure will 
introduce a maze of 
obstacles that will hamper 
the general movements of 
WLTs. Note however that the 
individual properties will not 
be fenced off, and thus WLT 
mobility will remain 
reasonably unrestricted. 
Additionally, this layout 
design has incorporated 
wide ecological corridors to 
facilitate WLT migrations and 
dispersals during breeding 
events. 

The construction of 15 
residential units and 
associated infrastructure 
will introduce a maze of 
obstacles that will hamper 
the general movements of 
WLTs. Note however that 
the individual properties 
will not be fenced off, and 
thus WLT mobility will 
remain reasonably 
unrestricted. 

The construction of 98 
residential units and 
associated infrastructure 
will introduce a maze of 
obstacles that will hamper 
the general movements of 
WLTs. Note however that 
the individual properties 
will not be fenced off, and 
thus WLT mobility will 
remain reasonably 
unrestricted. Additionally, 
this layout design has 
incorporated wide 
ecological corridors to 
facilitate WLT migrations 
and dispersals during 
breeding events. 

NOT APPLICABLE, other 
than that the salt pan 
wetland terrain will most 
likely remain an 
unsuitable habitat type 
for WLTs to inhabit. 
Further expansion of 
dense reed infestations 
will maintain the status 
quo in terms of this 
habitat being mostly 
inaccessible for WLTs. 

Extent and duration of 
impact: 

Local and long-term. The 
obstacles will be restricted 
to the site (local), and will 
remain for the duration of 
the operational phase 
(long-term). 

Local and long-term. The 
obstacles will be restricted to 
the site (local) and will 
remain for the duration of 
the operational phase (long-
term). 

local and long-term. The 
obstacles will be restricted 
to the site (local) and will 
remain for the duration of 
the operational phase 
(long-term). 

local and long-term. The 
obstacles will be restricted 
to the site (local), and will 
remain for the duration of 
the operational phase 
(long-term). 

N/A 

Consequence of impact 
or risk: 

Impaired WLT mobility may 
have a negative influence 
on WLT breeding and 
foraging activities. 

Impaired WLT mobility may 
have a negative influence 
on WLT breeding and 
foraging activities. 

Impaired WLT mobility may 
have a negative influence 
on WLT breeding and 
foraging activities. 

Impaired WLT mobility may 
have a negative influence 
on WLT breeding and 
foraging activities. 

N/A 

Probability of 
occurrence: 

Definite. Definite. Definite. Definite. N/A 
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Degree to which the 
impact may cause 
irreplaceable loss of 
resources: 

Marginal loss of resources. Marginal loss of resources. Marginal loss of resources. Marginal loss of resources. N/A 

Degree to which the 
impact can be reversed: 

Irreversible. Once the 
properties have been 
developed, the obstacles 
will remain in place. 

Irreversible. Once the 
properties have been 
developed, the obstacles 
will remain in place. 

Irreversible. Once the 
properties have been 
developed, the obstacles 
will remain in place. 

Irreversible. Once the 
properties have been 
developed, the obstacles 
will remain in place. 

N/A 

Indirect impacts: Impaired mobility may 
negatively influence WLT 
foraging and breeding 
activities, which ultimately 
weakens the ecological 
resilience of the local WLT 
population. 

Impaired mobility may 
negatively influence WLT 
foraging and breeding 
activities, which ultimately 
weakens the ecological 
resilience of the local WLT 
population. 

Impaired mobility may 
negatively influence WLT 
foraging and breeding 
activities, which ultimately 
weakens the ecological 
resilience of the local WLT 
population. 

Impaired mobility may 
negatively influence WLT 
foraging and breeding 
activities, which ultimately 
weakens the ecological 
resilience of the local WLT 
population. 

N/A 

Cumulative impact prior 
to mitigation: 

Low. Low. Low. Low. N/A 

Significance rating of 
impact prior to 
mitigation: 

Low negative. Although a 
network of physical 
barriers will make it more 
difficult for WLTs to move 
around, this species seems 
nevertheless able to 
tolerate such obstacles 
and are known to 
maintain viable 
populations within 
residential settings. 

Low negative. Although a 
network of physical barriers 
will make it more difficult for 
WLTs to move around, this 
species seems nevertheless 
able to tolerate such 
obstacles and are known to 
maintain viable populations 
within residential settings. 

Low negative. Although a 
network of physical barriers 
will make it more difficult 
for WLTs to move around, 
this species seems 
nevertheless able to 
tolerate such obstacles 
and are known to maintain 
viable populations within 
residential settings. 

Low negative. Although a 
network of physical barriers 
will make it more difficult 
for WLTs to move around, 
this species seems 
nevertheless able to 
tolerate such obstacles 
and are known to maintain 
viable populations within 
residential settings. 

N/A 

Degree to which the 
impact can be avoided: 

Low. A network of physical 
obstacles is an inevitable 
product of any residential 
development. 

Low. A network of physical 
obstacles is an inevitable 
product of any residential 
development. 

Low. A network of physical 
obstacles is an inevitable 
product of any residential 
development. 

Low. A network of physical 
obstacles is an inevitable 
product of any residential 
development. 

N/A 

Degree to which the 
impact can be 
managed: 

Low. Due to the 
inevitability of this impact, 
not much can be done to 
manage the impact. 

Low. Due to the inevitability 
of this impact, not much can 
be done to manage the 
impact. 

Low. Due to the 
inevitability of this impact, 
not much can be done to 
manage the impact. 

Low. Due to the 
inevitability of this impact, 
not much can be done to 
manage the impact. 

N/A 

Degree to which the 
impact can be 
mitigated: 

Low. It is generally quite 
difficult to adequately 
mitigate for this particular 
impact. In this particular 

Low. It is generally quite 
difficult to adequately 
mitigate for this particular 
impact. In this particular 

Low. It is generally quite 
difficult to adequately 
mitigate for this particular 
impact. Alternative 3 

Low. It is generally quite 
difficult to adequately 
mitigate for this particular 
impact. In this particular 

N/A 
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case the layout design has 
already incorporated the 
most effective mitigation 
measure, i.e. By not 
fencing off individual 
properties and by 
providing wide ecological 
corridors. 

case the layout design has 
already incorporated the 
most effective mitigation 
measure, i.e. By not fencing 
off individual properties and 
by providing wide 
ecological corridors. 

would presumably also 
incorporate similar 
mitigation measures as 
alternatives 1 and 2, i.e. By 
not fencing off individual 
properties and by 
providing wide ecological 
corridors. 

case the layout design has 
already incorporated the 
most effective mitigation 
measure, i.e. by not 
fencing off individual 
properties and by 
providing wide ecological 
corridors. 

Proposed mitigation:  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 (see Lake 
Michelle examples) 
rather than steep-sided. 

 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 (see Lake Michelle 
examples) rather than 
steep-sided. 

 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 (see Lake Michelle 
examples) rather than 
steep-sided. 

 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 (see LME examples) 
rather than steep-sided. 

N/A 

Residual impacts: Low. If the estate is 
maintained as a 
permeable residential 
landscape, then WLTs will 
be able to endure the 
mobility restrictions in 
place. 

Low. If the estate is 
maintained as a permeable 
residential landscape, then 
WLTs will be able to endure 
the mobility restrictions in 
place. 

Low. If the estate is 
maintained as a 
permeable residential 
landscape, then WLTs will 
be able to endure the 
mobility restrictions in 
place. 

Low. If the estate is 
maintained as a 
permeable residential 
landscape, then WLTs will 
be able to endure the 
mobility restrictions in 
place. 

N/A 

Cumulative impact post 
mitigation: 

Low. Low. Low. Low. N/A 

Significance rating of 
impact after mitigation: 

Low negative. Low negative. Low negative. Low negative. N/A 
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Potential impacts on 
biological aspects: 

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

 
 Alternative 1  Alternative 2  Alternative 3 Alternative 4 – Preferred 

Alternative 
 No go option 

Nature of impact:  

Large expanses of 
hazardous terrain such 
as parking lots can be 
problematic for WLTs, 
especially to newly 
metamorphosed 
toadlets. Likewise, pitfall 
structures such as canals, 
storm water drains and 
swimming pools can 
cause WLT mortalities. 

Large expanses of hazardous 
terrain such as parking lots 
can be problematic for WLTs, 
especially to newly 
metamorphosed toadlets. 
Likewise, pitfall structures such 
as canals, storm water drains 
and swimming pools can 
cause WLT mortalities. 

Large expanses of 
hazardous terrain such as 
parking lots can be 
problematic for WLTs, 
especially to newly 
metamorphosed toadlets. 
Likewise, pitfall structures 
such as canals, storm 
water drains and 
swimming pools can cause 
WLT mortalities. 

Large expanses of 
hazardous terrain such as 
parking lots can be 
problematic for WLTs, 
especially to newly 
metamorphosed toadlets. 
Likewise, pitfall structures 
such as canals, storm 
water drains and 
swimming pools can cause 
WLT mortalities. 

N/A 

Extent and duration of 
impact: 

Local and long-term. 
These high-risk features 
will be restricted to the 
site (local) and will 
remain for the duration 
of the operational phase 
(long-term). 

Local and long-term. These 
high-risk features will be 
restricted to the site (local), 
and will remain for the 
duration of the operational 
phase (long-term). 

Local and long-term. 
These high-risk features will 
be restricted to the site 
(local), and will remain for 
the duration of the 
operational phase (long-
term). 

Local and long-term. 
These high-risk features will 
be restricted to the site 
(local), and will remain for 
the duration of the 
operational phase (long-
term). 

N/A 

Probability of 
occurrence: 

The presence of 
hazardous terrain in an 
area inhabited by WLTs 
will reduce the overall 
ecological integrity of 
that specific site. 

The presence of hazardous 
terrain in an area inhabited by 
WLTs will reduce the overall 
ecological integrity of that 
specific site. 

The presence of hazardous 
terrain in an area 
inhabited by WLTs will 
reduce the overall 
ecological integrity of that 
specific site. 

The presence of hazardous 
terrain in an area 
inhabited by WLTs will 
reduce the overall 
ecological integrity of that 
specific site. 

N/A 

Consequence of impact 
or risk: 

Definite. Definite. Definite. Definite. N/A 

Degree to which the 
impact can be reversed: 

Marginal loss of 
resources. 

Marginal loss of resources. Marginal loss of resources. Marginal loss of resources. N/A 

Indirect impacts: 

Partly reversible. Once 
the properties have 
been developed, the 
hazardous terrain will 
likely remain in place. 

Partly reversible. Once the 
properties have been 
developed, the hazardous 
terrain will likely remain in 
place. 

Partly reversible. Once the 
properties have been 
developed, the hazardous 
terrain will likely remain in 
place. 

Partly reversible. Once the 
properties have been 
developed, the hazardous 
terrain will likely remain in 
place. 

N/A 

Degree to which the 
impact may cause 

Continued mortalities of 
adult and 

Continued mortalities of adult 
and metamorphling WLTs will 

Continued mortalities of 
adult and metamorphling 

Continued mortalities of 
adult and metamorphling 

N/A 
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irreplaceable loss of 
resources: 

metamorphling WLTs will 
weaken the on-site 
population’s ecological 
resilience. 

weaken the on-site 
population’s ecological 
resilience. 

WLTs will weaken the on-
site population’s 
ecological resilience. 

WLTs will weaken the on-
site population’s 
ecological resilience. 

Cumulative impact prior 
to mitigation: 

Low. This can be high 
under certain 
circumstances, but 
development 
alternative 1 does not 
include many hazardous 
features. 

Low. This can be high under 
certain circumstances, but 
development alternative 1 
does not include many 
hazardous features. 

Very low. This can be high 
under certain 
circumstances, but 
development alternative 3 
includes even less 
hazardous features 
compared to alternatives 
1 and 2. 

Low. This can be HIGH 
under certain 
circumstances, but 
development alternative 4 
does not include many 
hazardous features. 

N/A 

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

Low negative, due to the 
relatively few hazardous 
terrain nodes. 

Low negative, due to the 
relatively few hazardous 
terrain nodes. 

Very low negative, due to 
the relatively few 
hazardous terrain nodes. 

Low negative, due to the 
relatively few hazardous 
terrain nodes. 

N/A 

Degree to which the 
impact can be avoided: 

Medium. This is best 
achieved during the 
layout design stage, 
where the aim for the 
associated infrastructure 
should be to limit or 
avoid the inclusion of 
potentially hazardous 
features. 

Medium. This is best achieved 
during the layout design 
stage, where the aim for the 
associated infrastructure 
should be to limit or avoid the 
inclusion of potentially 
hazardous features. 

Medium. This is best 
achieved during the 
layout design stage, where 
the aim for the associated 
infrastructure should be to 
limit or avoid the inclusion 
of potentially hazardous 
features. 

Medium. This is best 
achieved during the 
layout design stage, where 
the aim for the associated 
infrastructure should be to 
limit or avoid the inclusion 
of potentially hazardous 
features. 

N/A 

Degree to which the 
impact can be 
managed: 

Medium. Homeowners 
can install toad-saver 
devices in their 
swimming pools to 
enable WLTs to escape 
again if they should fall 
in. 

Medium. Homeowners can 
install toad-saver devices in 
their swimming pools to 
enable WLTs to escape again 
if they should fall in. 

Medium. Homeowners 
can install toad-saver 
devices in their swimming 
pools to enable WLTs to 
escape again if they 
should fall in. 

Medium. Homeowners 
can install toad-saver 
devices in their swimming 
pools to enable WLTs to 
escape again if they 
should fall in. 

N/A 

Degree to which the 
impact can be 
mitigated: 

Medium, see below. Medium, see below. Medium, see below. Medium, see below. N/A 

Proposed mitigation: 

 Steep-sided canals and 
pitfalls (e.g. Drains) 
should be closed off to 

 Steep-sided canals and 
pitfalls (e.g. Drains) should be 
closed off to prevent WLTs 
from falling in. 

 Steep-sided canals and 
pitfalls (e.g. Drains) should 
be closed off to prevent 
WLT from falling in. 

Steep-sided canals and 
pitfalls (e.g. drains) should 
be closed off to prevent 
WLTs from falling in. 

N/A 
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prevent WLTs from 
falling in. 

Residual impacts:  

Low. Development 
alternative 1 does not 
include many hazardous 
features. 

Low. Development alternative 
2 does not include many 
hazardous features. 

Very low. Development 
alternative 3 does not 
include many hazardous 
features, even less so than 
alternatives 1 and 2. 

Low. Development 
alternative 4 does not 
include many hazardous 
features. 

N/A 

Cumulative impact post 
mitigation: 

Low. Low. Low. Low. N/A 

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

Low negative. Low negative. Very low negative. Low negative. N/A 

 
 

Potential impacts on 
biological aspects: 

Increased vehicular traffic that may lead to increased WLT mortalities. 

 
 Alternative 1  Alternative 2  Alternative 3 Alternative 4 – Preferred 

Alternative 
 No go option 

Nature of impact:  In areas of heavy 
vehicular traffic, WLT 
mortalities can be 
significantly high during 
the peak season of WLT 
activity. In the case of 
development 
alternative 1 there will 
be a traffic increase on 
Noordhoek Main Road, 
and there will be a 
traffic increase within 
the greater Lake 
Michelle estate. Also, 
this development will 
introduce additional 
roads to the Lake 
Michelle estate, which 
would thus increase the 
likelihood of toad-on-
road encounters. 

In areas of heavy vehicular 
traffic, WLT mortalities can be 
significantly high during the 
peak season of WLT activity. 
In the case of development 
alternative 2 there will be a 
traffic increase on 
Noordhoek Main Road, and 
there will be a traffic increase 
within the greater Lake 
Michelle. Also, this 
development will introduce 
additional roads to the Lake 
Michelle, which would thus 
increase the likelihood of 
toad-on-road encounters. 

In areas of heavy 
vehicular traffic, WLT 
mortalities can be 
significantly high during 
the peak season of WLT 
activity. In the case of 
development alternative 
3 there will be a traffic 
increase on Noordhoek 
Main Road, and there will 
be a traffic increase within 
the greater Lake Michelle. 
Also, this development will 
introduce additional 
roads to the Lake 
Michelle, which would 
thus increase the 
likelihood of toad-on-road 
encounters. 

In areas of heavy 
vehicular traffic, WLT 
mortalities can be 
significantly high during 
the peak season of WLT 
activity. In the case of 
development alternative 
4 there will be a traffic 
increase on Noordhoek 
Main Road, and there will 
be a traffic increase 
within the greater LME. 
This development will also 
introduce additional 
roads to the LME, which 
would thus increase the 
likelihood of toad-on-
road encounters. 

Due to the continued 
inflow of stormwater runoff 
into the saltmarsh system, 
dense reed-bed 
infestations render the 
terrain impassable for 
WLTs. 
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Extent and duration of 
impact: 

Local and long-term. 
Vehicular traffic and the 
associated WLT road 
mortalities will be most 
prevalent within the 
Lake Michelle and 
immediately adjacent 
on Noordhoek Main 
Road (local), and will be 
relevant for the duration 
of the operational 
phase (long-term). 

Local and long-term. 
Vehicular traffic and the 
associated WLT road 
mortalities will be most 
prevalent within the Lake 
Michelle and immediately 
adjacent on Noordhoek 
Main Road (local) and will be 
relevant for the duration of 
the operational phase (long-
term). 

Local and long-term. 
Vehicular traffic and the 
associated WLT road 
mortalities will be most 
prevalent within the Lake 
Michelle and immediately 
adjacent on Noordhoek 
Main Road (local) and will 
be relevant for the 
duration of the 
operational phase (long-
term). 

Local and long-term. 
Vehicular traffic and the 
associated WLT road 
mortalities will be most 
prevalent within the LME 
and immediately 
adjacent on Noordhoek 
Main Road (local), and 
will be relevant for the 
duration of the 
operational phase (long-
term). 

Local and long-term. 
Directed management is 
required to change this 
situation, i.e. By redirecting 
stormwater flow to 
promote functioning of a 
saltmarsh system, and by 
physical removal of reed-
bed infestations and 
replanting with 
appropriate plant species 
to establish a terrestrial 
vegetated system around 
the salt pans. 

Consequence of impact 
or risk: 

Any significant degree 
of WLT road mortalities 
may potentially have a 
significant impact on 
WLT demographics in 
this area, i.e. breeding 
success may be 
significantly impaired. 

Any significant degree of WLT 
road mortalities may 
potentially have a significant 
impact on WLT 
demographics in this area, 
i.e. breeding success may be 
significantly impaired. 

Any significant degree of 
WLT road mortalities may 
potentially have a 
significant impact on WLT 
demographics in this area, 
i.e. breeding success may 
be significantly impaired. 

Any significant degree of 
WLT road mortalities may 
potentially have a 
significant impact on WLT 
demographics in this 
area, i.e. breeding 
success may be 
significantly impaired. 

WLTs will mostly be 
excluded from this area 
due to the impassibility of 
the dense reedbeds. 

Probability of 
occurrence: 

Definite. Definite. Definite. Definite. Likely. 

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

The impact may 
potentially result in 
marginal or significant 
loss of WLT breeding 
stock. However, no 
resources are likely to be 
irreplaceable lost, 
because the local WLT 
population has the 
potential to recover 
over time to replenish 
the mortalities incurred 
by vehicular traffic. 

The impact may potentially 
result in marginal or 
significant loss of WLT 
breeding stock. However, no 
resources are likely to be 
irreplaceable lost, because 
the local WLT population has 
the potential to recover over 
time to replenish the 
mortalities incurred by 
vehicular traffic. 

The impact may 
potentially result in 
marginal loss of WLT 
breeding stock. However, 
no resources are likely to 
be irreplaceable lost, 
because the local WLT 
population has the 
potential to recover over 
time to replenish the 
mortalities incurred by 
vehicular traffic. 

The impact may 
potentially result in 
marginal or significant 
loss of WLT breeding 
stock. However, no 
resources are likely to be 
irreplaceable lost, 
because the local WLT 
population has the 
potential to recover over 
time to replenish the 
mortalities incurred by 
vehicular traffic. 

No resources will be 
irreplaceable lost, 
because WLT individuals 
can utilise other suitable 
habitat options in the 
general region.  

Degree to which the 
impact can be reversed: 

Completely reversible, 
provided that WLT road 

Completely reversible, 
provided that WLT road 

Completely reversible, 
provided that WLT road 

Completely reversible, 
provided that WLT road 

Completely reversible. 
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mortalities are 
adequately managed. 

mortalities are adequately 
managed. 

mortalities are adequately 
managed. 

mortalities are 
adequately mitigated. 

Indirect impacts: A reduction of adult 
WLTs associated with 
vehicular traffic will 
negatively impact on 
WLT breeding success in 
the general region. If the 
impact remains 
significant, then the 
ecological resilience of 
WLTs in this area will 
dwindle over time. 

A reduction of adult WLTs 
associated with vehicular 
traffic will negatively impact 
on WLT breeding success in 
the general region. If the 
impact remains significant, 
then the ecological resilience 
of WLTs in this area will 
dwindle over time. 

A reduction of adult WLTs 
associated with vehicular 
traffic will negatively 
impact on WLT breeding 
success in the general 
region. If the impact 
remains significant, then 
the ecological resilience 
of WLTs in this area will 
dwindle over time. 

A reduction of adult WLTs 
associated with vehicular 
traffic will negatively 
impact on WLT breeding 
success in the general 
region. If the impact 
remains significant, then 
the ecological resilience 
of WLTs in this area will 
dwindle over time. 

The resilience of the WLT 
population in this area is 
slightly reduced by the 
unavailability of this area 
that could otherwise 
potentially offer habitat for 
shelter/foraging and 
dispersal/migration needs. 

Cumulative impact prior 
to mitigation: 

Medium to low, 
because alternative 1 
has already 
incorporated some 
mitigation measures to 
limit WLT road 
mortalities, e.g. by 
constructing a series of 
underpasses along 
Noordhoek Main Road. 

Medium to low, because 
alternative 2 has already 
incorporated some 
mitigation measures to limit 
WLT road mortalities, e.g. by 
constructing a series of 
underpasses along 
Noordhoek Main Road. 

Low, because the 
development of 15 
residential units and a 
lifestyle centre/clubhouse 
is not likely to add a 
significant traffic load in 
the context of the existing 
Lake Michelle scenario. 
Due to this relatively low 
traffic increase, the 
construction of 
underpasses along 
Noordhoek Main Road 
cannot be justified as a 
mitigation measure. 
Alternative 3 will thus 
produce less of a traffic 
increase compared to 
alternatives 1 and 2, but it 
will not provide the 
positive contributions of 
underpasses. 

Medium to low, because 
alternative 4 has already 
incorporated some 
mitigation measures to 
limit WLT road mortalities, 
e.g. by constructing a 
series of underpasses 
along Noordhoek Main 
Road. 

Low. The impact would not 
result in significant 
cumulative effects. 

Significance rating of 
impact prior to 
mitigation: 

Medium to low 
negative. The extent of 
new roads to cater for 
alternative 1 is similar to 

Medium to low negative. The 
extent of new roads to cater 
for alternative 2 is similar to 

Low negative. The extent 
of new roads to cater for 
alternative 3 is 

Medium to low negative. 
The extent of new roads 
to cater for alternative 4 is 
similar to that of the 

Low negative. The 
unavailability of this 
particular site for WLT 
utilisation is not deemed to 
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that of the existing Lake 
Michelle roads network. 

that of the existing Lake 
Michelle roads network. 

substantially less than for 
alternatives 1 and 2. 

existing LME roads 
network. 

be a significant restriction 
on WLT viability in this 
region. 

Degree to which the 
impact can be avoided: 

Medium, depending on 
the adequacy of the 
existing and newly 
proposed mitigation 
measures. 

Medium, depending on the 
adequacy of the existing and 
newly proposed mitigation 
measures. 

Medium, depending on 
the adequacy of newly 
proposed mitigation 
measures. 

Medium, depending on 
the adequacy of the 
existing and newly 
proposed mitigation 
measures. 

Low. The nature of the no-
go alternative is such that 
the status quo will remain 
(i.e. No active 
management or 
mitigations will be 
applied). 

Degree to which the 
impact can be 
managed: 

Medium, as per the 
current Lake Michelle 
scenario. 

Medium, as per the current 
Lake Michelle scenario. 

Medium, as per the 
current Lake Michelle 
scenario. 

Medium, as per the 
current LME scenario. 

Low. The nature of the no-
go alternative is such that 
the status quo will remain 
(i.e. No active 
management or 
mitigations will be 
applied). 

Degree to which the 
impact can be 
mitigated: 

Medium. Various 
practical mitigation 
measures are available 
to reduce the 
consequences of this 
impact (see below). The 
main existing mitigation 
measure is the 
installation of 
underpasses on 
Noordhoek Main Road. 

Medium. Various practical 
mitigation measures are 
available to reduce the 
consequences of this impact 
(see below). The main 
existing mitigation measure is 
the installation of 
underpasses on Noordhoek 
Main Road. 

Medium. Various practical 
mitigation measures are 
available to reduce the 
consequences of this 
impact (see below). 

Medium. Various 
practical mitigation 
measures are available 
to reduce the 
consequences of this 
impact (see below). The 
main existing mitigation 
measure is the installation 
of underpasses on 
Noordhoek Main Road. 

Low. The nature of the no-
go alternative is such that 
the status quo will remain 
(i.e. No active 
management or 
mitigations will be 
applied). 

Proposed mitigation:  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 

 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 the 

 Provide signage during 
the peak WLT season to 
alert drivers to toads on 
the roads. 

 Impose a speed limit of 
30 km/h along 
Northshore drives, and 20 
km/h on all the side 
roads (as per the current 
speed limits in place for 

 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 

NONE: The nature of the 
No-Go alternative is such 
that the status quo will 
remain (i.e. No active 
management or 
mitigations will be 
applied). 
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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). 

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). 

the greater Lake 
Michelle). 

Northshore drives 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 
LME). 

Residual impacts: Medium to low, 
depending on the 
efficiency of the 
underpasses and other 
measures to limit WLT 
road mortalities. 

Medium to low, depending 
on the efficiency of the 
underpasses and other 
measures to limit WLT road 
mortalities. 

Low, depending on the 
efficiency of mitigation 
measures to limit WLT road 
mortalities. 

Medium to low, 
depending on the 
efficiency of the 
underpasses and other 
measures to limit WLT 
road mortalities. 

No residual impacts. 

Cumulative impact post 

mitigation: 

Medium to low, 
depending on the 
efficiency of the 
underpasses and other 
measures to limit WLT 
road mortalities. 

Medium to low, depending 
on the efficiency of the 
underpasses and other 
measures to limit WLT road 
mortalities. 

Low, depending on the 
efficiency of mitigation 
measures to limit WLT road 
mortalities. 

Medium to low, 
depending on the 
efficiency of the 
underpasses and other 
measures to limit WLT 
road mortalities. 

Not applicable: The nature 
of the No-Go alternative is 
such that the status quo 
will remain (i.e. No active 
management or 
mitigations will be 
applied). 

Significance rating of 
impact after mitigation: 

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. 

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. 

Low negative. 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. 

Not applicable: The nature 
of the No-Go alternative is 
such that the status quo 
will remain (i.e. No active 
management or 
mitigations will be 
applied). 
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Potential impacts on socio-
economic aspects: 

Creation of employment and business creation opportunities during the operational phase  
  

 
Alternative 1, 2 and 4 (Preferred alternative) Alternative 3 No-go option 

Nature of impact:  Creation of employment and business opportunities  Creation of employment and business 
opportunities Status Quo Remains 

Extent and duration of 
impact: Local and Long term Local and Long term N/A 

Consequence of impact or 
risk: 

Based on experience with other retirement facilities, the proposed development is likely to create more than 
30 employment opportunities, specifically when one considers the potential for domestic workers, gardeners, 
frail care providers and live in carers. If one assumes that 60% of the houses will employ a domestic worker/ 
gardener, this will translate into 66 additional employment opportunities over and above the 30 directly 
associated with the operation of the retirement facility. 
 

No employment 
opportunities will be 
created.  

Probability of occurrence: Probable Probable Will not occur 
Degree to which the 
impact can be reversed: N/A N/A N/A 
Degree to which the 
impact may cause 
irreplaceable loss of 
resources: 

N/A N/A N/A 

Indirect impacts: There are unlikely to be any indirect impacts. N/A 
Cumulative impact prior to 
mitigation: Opportunity to up-grade and improve skills levels in the area.   N/A 
Significance rating of 
impact prior to mitigation  
(Low, Medium, Medium-
High, High, or Very-High) 

Low positive   Low positive   N/A 

Degree to which the 
impact can be avoided: 

Employment creation is a positive impact and should therefore not be avoided  N/A 
Degree to which the 
impact can be managed: 

Enhancement measures are listed below N/A 
Degree to which the 
impact can be mitigated: Impact can be mitigated to some degree. N/A 

Proposed mitigation: 

 The retirement village should inform the local authorities, local community leaders, organizations and 
councillors of the project and the potential job opportunities;  

 The retirement village 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. 

 

No mitigation required. 

Residual impacts: Improved pool of skills and experience in the local area.   
There are no residual 
impacts for the no go 
option.  

Cumulative impact post 
mitigation: Opportunity to up-grade and improve skills levels in the area.   N/A 
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Significance rating of 
impact after mitigation  
(Low, Medium, Medium-
High, High, or Very-High) 

Low positive   Low positive   N/A 

 
 

Potential impacts on socio-
economic aspects: 

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

 
Alternative 1, 2 and 4 (Preferred alternative) Alternative 3 No-go option 

Nature of impact:  
Increased rates and tax revenue for the CoCT which can be used to address some of the socio-economic 
challenges facing the city.  

Status Quo Remains 

Extent and duration of 
impact: Local and Long term.  N/A 

Consequence of impact or 
risk: 

Based on the information provided by the developer the value of the retirement units is estimated to be ~ R 2.5-
4.0 million depending on the size. Based on these estimates the total market value will be in the region R 275-
440 million. Assuming full development, the estimated monthly property rates would be in the region of 
170 000.00, or R 2 million per annum.  In addition, the proposed development would also generate revenue for 
the CoCT from the consumption of water and electricity. 
 

No additional tax revenue 
will be available for the 
CoCT.  

Probability of occurrence: Definite Highly probable  Will not occur 
Degree to which the 
impact can be reversed: N/A N/A 

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

N/A N/A 

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

Cumulative impact prior to 
mitigation: Promotion of social and economic development and improvement in the overall well-being of the community 

There is no impact as it 
maintains the current status 
quo. However, the potential 
opportunity costs in terms of 
the generating revenue for 
the CoCT would be lost.  
 

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

Medium  Low N/A 

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

Proposed mitigation: 
The recommended enhancement measure is for the proposed Lake Michelle Retirement Village proceed as 
planned.  

No mitigation required. 

Residual impacts:  See cumulative impacts 
No residual impacts will 
occur.  
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Cumulative impact post 
mitigation: Promotion of social and economic development and improvement in the overall well-being of the community 

There is no impact as it 
maintains the current status 
quo. However, the potential 
opportunity costs in terms of 
the generating revenue for 
the CoCT would be lost.  
 

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

Medium (Positive) Low (Positive) N/A 

 
 

Potential impacts on socio-
economic aspects: 

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

 
Alternative 1, 2 and 4 (Preferred alternative) Alternative 3 No-go option 

Nature of impact:  
The security measures in combination with the open space network are also likely 
to ensure that the value of the properties appreciate over time, which, in turn, will 
increase the contribution of the development to the CoCT rates base over time. 

Alternative 3 would only 
involve the establishment 
of 15 units. The benefits 
associated with the 
establishment of a 
medium sized retirement 
facility would therefore 
be forgone. The loss 
would only affect retirees 
who would potentially 
benefit from the 
proposed Lake Michelle 
retirement development. 
However, one can 
assume that such facilities 
would be available at 
other locations both in 
the CoCT and the 
Western Cape. A 
separate assessment of 
Alternative 3 has 
therefore not been 
undertaken. 

The no-development option 
would result in the lost 
opportunity for the local 
economy the CoCT and 
retirees who would benefit 
from the development.  

Extent and duration of 
impact: Local-Regional and Long term 

N/A Local-Regional and Long 
term 

Consequence of impact or 
risk: There is no risk associated with the impact.  

N/A Loss of opportunity for local 
economy.  
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Probability of occurrence: Definite N/A Definite 
Degree to which the 
impact can be reversed: N/A N/A N/A 

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

N/A 

N/A 

N/A 

Indirect impacts:  There are unlikely to be any indirect impacts N/A There are unlikely to be any 
indirect impacts 

Cumulative impact prior to 
mitigation: 

N/A 

N/A Negative, linked to lost 
opportunity for the local 
economy the CCT and 
residents who would benefit 
from the project. 

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

Medium  

N/A 

N/A 

Degree to which the 
impact can be avoided: 

Represents a positive impact and should therefore not be avoided  N/A N/A 

Degree to which the 
impact can be managed: 

Enhancement measures are listed below N/A N/A 

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

Proposed mitigation: 
The recommended enhancement measure is for the proposed Lake Michelle 
Retirement Village proceed as planned.  

N/A The potential issues 
identified by the SIA and 
other studies undertaken 
as part of the EIA should 
be addressed by the 
proposed development.  

Residual impacts: See cumulative impacts N/A See cumulative impacts.   

Cumulative impact post 
mitigation: Assist to address the demand for retirement accommodation. 

N/A Negative, linked to lost 
opportunity for the local 
economy the CCT and 
residents who would benefit 
from the project. 

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

High (Positive) 

N/A 

High (Negative) 
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Potential impacts on socio-
economic aspects: 

Transport impacts associated with the operation phase  

 
Alternative 1, 2 and 4 (Preferred alternative) Alternative 3 No-go option 

Nature of impact:  

Impact on surrounding transport network due to the movement of vehicles, 
pedestrians and public transport vehicles to and from the site. 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. 

Alternative 3 has not 
been assessed as part of 
this assessment.  

Status Quo Remains 

Extent and duration of 
impact: Local, on completion of the development and 5 years thereafter. N/A N/A 

Consequence of impact or 
risk: 

Low impact as the existing road network has sufficient capacity to accommodate 
the additional trips from the development.  

N/A 
N/A 

Probability of occurrence: Impact is expected to be marginal.  N/A N/A 
Degree to which the 
impact can be reversed: Impact cannot be reversed. N/A N/A 

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

No loss of resources predicted.  

N/A 

N/A 

Indirect impacts:  

About 22 additional vehicle trips can be expected at this intersection. The 
additional impact on the upgraded intersection will be marginal as the City of 
Cape Town is planning to upgrade this intersection in the next 2 years. This 
upgrade will include an exclusive right turn lane and two through lanes on the 
southbound as well as the northbound approaches of Ou Kaapse Weg.  

N/A 

N/A 

Cumulative impact prior to 
mitigation: 

Not applicable.  N/A N/A 

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

Low Negative   

N/A 

N/A 

Degree to which the 
impact can be avoided: 

Avoidance is not necessary N/A N/A 

Degree to which the 
impact can be managed: 

Not applicable.  N/A N/A 

Degree to which the 
impact can be mitigated: Mitigation is not required.  N/A N/A 

Proposed mitigation: 
No road upgrades are proposed other than the expected upgrade of the 
Noordhoek Main Road/ Ou Kaapse Weg intersection to be undertaken by the City 
of Cape Town within the next 2 years.  

N/A 
N/A  

Residual impacts: No residual impact are predicted.  N/A N/A 
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Cumulative impact post 
mitigation: Not applicable. 

N/A 

N/A 

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

Not applicable. 

N/A 

N/A 

 
 

Potential impacts on socio-
economic aspects: 

Transport impacts associated with the operation phase on pedestrians   

 
Alternative 1, 2 and 4 (Preferred alternative) Alternative 3 No-go option 

Nature of impact:  

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 pedestrian movement is expected to be slightly increased than 
current levels; on completion of the development as well as 5 years thereafter. 

Alternative 3 has not 
been assessed as part of 
this assessment.  

Status Quo Remains 

Extent and duration of 
impact: Local, on completion of the development and 5 years thereafter. N/A N/A 

Consequence of impact or 
risk: High impact as a crash involving a pedestrian is highly likely to result in injuries.  N/A N/A 

Probability of occurrence: Cannot be estimated at this stage.  N/A N/A 
Degree to which the 
impact can be reversed: Cannot be reversed. N/A N/A 

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

No loss of resources predicted.  

N/A 

N/A 

Indirect impacts:  
Additional vehicular and pedestrian trips at the Northshore and Lakeshore Drive 
accesses onto Noordhoek Main Road.  

N/A 
N/A 

Cumulative impact prior to 
mitigation: 

Negative.  N/A N/A 

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

High 

N/A 

N/A 

Degree to which the 
impact can be avoided: 

Can be avoided through providing pedestrian sidewalks into Lake Michelle  N/A N/A 

Degree to which the 
impact can be managed: 

Can reasonably be managed through sidewalks.  N/A N/A 

Degree to which the 
impact can be mitigated: Can reasonably be mitigated through sidewalks.  N/A N/A 

Proposed mitigation: 
Sidewalks proposed along the entrance roads into Lake Michelle along Lakeshore 
and Northshore Drives.  

N/A 
N/A  

Residual impacts: Improved pedestrian safety.  N/A N/A 
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Cumulative impact post 
mitigation: Positive. 

N/A 

N/A 

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

High positive (Improved pedestrian safety).  

N/A 

N/A 

 
 

Potential impacts on 
biological aspects: 

Visual Impacts associated with the proposed development during operation phase. 

 
 Alternative 1  Alternative 2  Alternative 3  No-go option 

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

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

The approved lifestyle 
centre/clubhouse and 15 
dwellings not generating 
sufficient funding to manage the 
wetlands in order to preserve the 
habitat and the flora and fauna.  
 

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

Extent and duration of 
impact: 

Local and permanent  
 

Local and permanent  
 

Local and permanent  
 

Local, may or may 
not be permanent, 
may be long term.  
 

Consequence of impact 
or risk: 

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

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

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

The site would 
continue to dry out 
as vegetation 
develops, 
consequent loss of 
flora and fauna, 
which would be to its 
visual detriment. 
 

Probability of 
occurrence: 

Definite  
 

Definite  
 

Highly probable  
 

Highly probable  
 

Degree to which the 
impact may cause 

Significant loss  
 

Significant loss  
 

Significant loss  
 

Significant loss  
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irreplaceable loss of 
resources: 

Degree to which the 
impact can be reversed: 

Irreversible  
 

Irreversible  
 

The site could not be managed in 
the way that is required without a 
funding stream  
 

The site could not be 
managed in the 
way that is required 
without a funding 
stream  
 

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

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

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

The site is likely to dry 
out  
 

Cumulative impact prior 
to mitigation: 

No additional building following the 
construction of this, final phase, no increase 
in building heights, so no cumulative 
impacts are anticipated  
 

No additional building following the 
construction of this, final phase should 
be permitted, no increase in building 
heights should be permitted  
 

The visual character of the site 
could change if it attracted very 
different plant species than exist 
on the site at present  
 

N/A 

Significance rating of 
impact prior to 
mitigation: 

Medium  
 

Medium  
 

Medium  
 

Low 

Degree to which the 
impact can be avoided: 

Partly Partly Partly N/A 

Degree to which the 
impact can be 
managed: 

Party Party Party N/A 

Degree to which the 
impact can be 
mitigated: 

Party Party Party N/A 

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

Retain on-going maintenance 
standards and wetland management 
interventions  

 

Develop a funding source for 
wetland management  

 

N/A 

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

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

Upgraded wetland 
management  
 

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

Cumulative impact post 
mitigation: 

None  
 

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

Retention of the status quo; 
resulting in medium to high 
negative impact  
 

Probable changes 
to habitats, 
(negative)  
 

Significance rating of 
impact after mitigation: 

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

After tree planting is established, and 
with habituation, the significance is 
anticipated to reduce to Low positive, 
(there would be a loss of the visual and 
natural buffer between the residential 
areas of Noordhoek and Lake 
Michelle, but the visual quality of that 
buffer would reduce in the medium 
term without the planned interventions 
in this Alternative).  
 
For the Alternative 4 development 
proposal the units adjacent to Water 
Lily Close has been pulled back. The 
units are therefore significantly further 
away from houses on Water Lily Close. 
There will no longer be infilling of the 
lake and the Juncus wetland will 
largely be retained as well as the small 
salt pan. Therefore, the loss of the 
visual and natural buffer will be 
reduced. The positive outcome of the 
visual impact is expected to remain.  
 

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

The significance is 
anticipated to be 
Low negative, (the 
impact scores a 
negative 
assessment because 
while the visual and 
natural buffer 
between the 
residential areas of 
Noordhoek and 
Lake Michelle would 
be retained, the 
visual quality of that 
buffer would reduce 
without 
interventions).  
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Potential impacts on 
biological aspects: 

Disturbance and displacement of birds 

 
 Alternative 1 & 2 
  

Alternative 3 Alternative 4 (Preferred 
alternative) 

 No-go option 

Nature of impact:  Negative Negative Negative None 

Extent and duration of 
impact: 

Long-term Long-term Long-term NA 

Consequence of 
impact or risk: 

Permanent displacement of many species 
from the affected area, possibly including 
African Marsh Harrier. 

Permanent displacement of some 
species from the affected area, 
possibly including African Marsh 
Harrier. 

Permanent displacement of 
some species from the affected 
area, possibly including African 
Marsh Harrier. 

NA 

Probability of 
occurrence: 

Probable Probable Probable NA 

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

Medium Low-medium Low-medium NA 

Degree to which the 
impact can be 
reversed: 

Low Low Low NA 

Indirect impacts: None None None NA 

Cumulative impact 
prior to mitigation: 

Medium Low-medium Medium None 

Significance rating of 
impact prior to 
mitigation: 

Medium Low-medium Medium NA 

Degree to which the 
impact can be 
avoided: 

Low Low Low NA 

Degree to which the 
impact can be 
managed: 

High High High NA 

Degree to which the 
impact can be 
mitigated: 

Medium Medium -high Medium NA 

Proposed mitigation: 1. Careful screening of the occupied 
development from key areas of avian 
habitat to reduce noise- and 
movement-related disturbance.  

 

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

 

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

 

NA 
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Potential impacts on 
biological aspects: 

Disturbance and displacement of birds 

 
 Alternative 1 & 2 
  

Alternative 3 Alternative 4 (Preferred 
alternative) 

 No-go option 

Residual impacts: Minimal disturbance of affected avifauna Minimal disturbance of affected 
avifauna 

Minimal disturbance of affected 
avifauna 

NA 

Cumulative impact 
post mitigation: 

Medium-low Low Medium-low  None 

Significance rating of 
impact after mitigation: 

Medium-low negative  Low negative Medium-low negative NA 

 
 

Potential impacts on 
biological aspects: 

Loss of habitat for birds 

 
 Alternative 1 & 2 
  

Alternative 3 Alternative 4 (Preferred 
alternative) 

 No-go option 

Nature of impact:  Negative Negative Negative None 

Extent and duration of 
impact: 

Localised and permanent Localised and permanent Localised and permanent NA 

Consequence of 
impact or risk: 

Partial loss of habitat for most species, 
including African Marsh Harrier. 

Partial loss of habitat for some species, 
including African Marsh Harrier. 

Partial loss of habitat for some 
species, including African Marsh 
Harrier. 

NA 

Probability of 
occurrence: 

Definite Definite Definite NA 

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

Medium Low Low-medium  NA 

Degree to which the 
impact can be 
reversed: 

Low Low Low NA 

Indirect impacts: Loss of some species from the site, possibly 
including African Marsh Harrier. 

Loss of some species from the site. Loss of some species from the 
site. 

NA 

Cumulative impact 
prior to mitigation: 

Medium Low-medium Medium None 

Significance rating of 
impact prior to 
mitigation: 

Medium Low-medium Medium NA 

Degree to which the 
impact can be 
avoided: 

Low Low Low NA 

Degree to which the 
impact can be 
managed: 

Low Low Low NA 
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Potential impacts on 
biological aspects: 

Loss of habitat for birds 

 
 Alternative 1 & 2 
  

Alternative 3 Alternative 4 (Preferred 
alternative) 

 No-go option 

Degree to which the 
impact can be 
mitigated: 

Medium High Medium-high NA 

Proposed mitigation: 1. Minimising the destructive footprint of the 
development area. 

1. Minimising the destructive footprint 
of the development area. 

Minimising the destructive 
footprint of the development 
area. 

NA 

Residual impacts: Partial loss of habitat for some species. Minimal loss of habitat for some 
species. 

Minimal loss of habitat for some 
species. 

NA 

Cumulative impact 
post mitigation: 

Medium negative Low Low-medium negative None 

Significance rating of 
impact after mitigation: 

Medium negative Low negative Low-medium negative NA 

 
 

Potential impacts on 
biological aspects: 

Rehabilitation and enhancement of habitat for birds 

 
 Alternative 1 & 2 
  

Alternative 3 Alternative 4 (preferred 
alternative)  

 No-go option 

Nature of impact:  Positive None Positive None 

Extent and duration of 
impact: 

Localised and permanent NA Localised and permanent NA 

Consequence of 
impact or risk: 

Enhancement of salt pans and other wetland 
habitats for waterbirds and fynbos for local 
endemics. 

NA Enhancement of salt pans and 
other wetland habitats for 
waterbirds and fynbos for local 
endemics. 

NA 

Probability of 
occurrence: 

Definite NA Definite NA 

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

Low NA Low NA 

Degree to which the 
impact can be 
reversed: 

High NA High NA 

Indirect impacts: Increase in abundance and diversity of 
wetland bird species using the site. 

None Increase in abundance and 
diversity of wetland bird species 
using the site. 

None 

Cumulative impact 
prior to mitigation: 

Low None Low None 
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Potential impacts on 
biological aspects: 

Rehabilitation and enhancement of habitat for birds 

 
 Alternative 1 & 2 
  

Alternative 3 Alternative 4 (preferred 
alternative)  

 No-go option 

Significance rating of 
impact prior to 
mitigation: 

Low NA Low NA 

Degree to which the 
impact can be 
avoided: 

Low NA Low NA 

Degree to which the 
impact can be 
managed: 

High NA High NA 

Degree to which the 
impact can be 
mitigated: 

High NA High NA 

Proposed mitigation: 1. 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. 

2. Removal of some of the reedbeds to 
expose salt pans, wetland fringe, 
shallow and open water habitats. This 
shouldn’t 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. There is an 
opportunity here to increase the 
availability of wetland/Juncus/fynbos 
ecotone, possibly even improving on 
foraging conditions available for 
African Marsh Harrier.   

3. Creation of islands within re-
established areas of open water to 

NA 1. 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. 
 

2. Removal of some of the 
reedbeds to expose salt 
pans, wetland fringe, 
shallow and open water 
habitats. This shouldn’t 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 

NA 
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Potential impacts on 
biological aspects: 

Rehabilitation and enhancement of habitat for birds 

 
 Alternative 1 & 2 
  

Alternative 3 Alternative 4 (preferred 
alternative)  

 No-go option 

provide safe-havens for birds and 
encourage various species to roost 
and nest on-site. 

undeveloped areas to the 
southeast with those to the 
northwest. There is an 
opportunity here to 
increase the availability of 
wetland/Juncus/fynbos 
ecotone, possibly even 
improving on foraging 
conditions available for 
African Marsh Harrier.  

 
3. 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. 

Residual impacts: Increase the number and diversity of wetland 
and fynbos bird species using the site. 

NA Increase the number and 
diversity of wetland and fynbos 
bird species using the site. 

NA 

Cumulative impact 
post mitigation: 

Medium-high positive None Medium-high positive None 

Significance rating of 
impact after mitigation: 

Medium-high positive NA Medium-high positive NA 
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Note: The EAP may decide to include this section as Appendix J to the BAR. 
 
 
(c) Provide a summary of the site selection matrix. 

 
 
The activity is site specific to the remaining extent of Remainder Erf 3823 and forms part of the greater Lake 
Michelle Residential Development Area. Phase 1-7 has already been developed; the proposed development 
entails the development of the remainder of the Lake Michelle development area. No other sites were proposed 
for the development as Phase 8 would be the last phase of the Lake Michelle development.  
 

 
(d) Outcome of the site selection matrix. 

 
 
The only site considered was Remainder Erf 3823 and forms part of the greater Lake Michelle Residential 
Development Area. Phase 8 of the Lake Michelle development was considered on Remainder Erf 3823. No other 
site was considered.  
 

 
 
 

2. SPECIALIST INPUTS/STUDIES, FINDINGS AND RECOMMENDATIONS 
 

Note:  Specialist inputs/studies must be attached to this report as Appendix G and must comply with the content requirements set out 
in Appendix 6 of the EIA Regulations, 2014 (as amended). Also take into account the Department’s Circular EADP 0028/2014 
(dated 9 December 2014) on the “One Environmental Management System” and the EIA Regulations, 2014, any subsequent 
Circulars, and guidelines available on the Department’s website (http://www.westerncape.gov.za/eadp).  

 
Provide a summary of the findings and impact management measures identified in any specialist report and an indication of how 
these findings and recommendations have been included in the BAR.  
 

 
Freshwater  
 
The wetland areas range from being largely natural to moderately modified in the remnant salt pan areas; moderately 
modified within the adjacent seasonal wetland and reed bed; largely modified within the lake and seriously modified 
within the storm water canal. The wetland areas are considered of moderate to high ecological importance. The reed 
bed and lake provide the most goods and services in terms of flow and water quality mitigation due their size however 
the seasonal wetland and salt pan areas are more important in terms of maintenance of biodiversity. 
 
Initial assessments of the wetland areas within the site in 2001 have recommended that the salt pan wetlands be 
retained and protected that there be ongoing intervention in terms of mitigating the storm water 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. It is thus 
recommended that development of the site should primarily only take place outside of the delineated salt pan areas 
and should include an approximate 30-40m buffer where the clearing of reeds and alien invasive plants is undertaken. 
Over and above this, the wider wetland area should have corridors to allow connectivity of the wetland with the 
adjacent wetland areas for the movement of amphibians and other biota. 
 
This recommendation has been incorporated into the latest (preferred) development plan for the site. As such, it is our 
opinion that the proposed residential development for the site assessed could go ahead with minimal impact to the 
freshwater features on the site. This development alternative would allow for development of the site while 
rehabilitating and ensuring sustainability of the salt pan habitat within the site. The No-Go Alternative will result in the 
eventual complete loss of salt pan habitat within the site over the longer term. 
 
Mitigation measures recommended were discussed under Section G2.  
 
The proposed development layout alternatives have to a large extent taken the wetland areas within the site into 
consideration. For Alternatives 1 and 2 portions of the reed bed and a small portion of encroached salt pan area would 
be lost by the proposed development. The Alternative 4 layout proposal largely avoids loss of the seasonal Juncus 
wetland in the north-western extent of the site as well as the potential loss of a degraded salt pan area within the wider 
conservation area proposed. A small portion of the reedbed in the south-eastern extent of the conservation area will 
also be retained as the development will be set back further to the east along the stormwater channel along the 
eastern entrance road. This would equate to approximately 1.0 ha of an additional area that would not be developed 
within the site. 
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The proposed wetland offset for both Alternative 2 and Alternative 4 are similar with Alternative 4 resulting in less loss of 
wetland habitat. The offset will be located within the same area, is within the same vegetation type and will be of the 
same wetland types to the wetland areas that would be lost, except for the reedbed habitats which are considered 
to be abundant in the area and also not desirable in terms of habitat suitability for target aquatic biota such as the 
Leopard Toad. 
 
The wetland losses associated with development layouts Alternatives 2 and 4 are largely associated with the reed bed 
habitat loss. All of the other wetland habitats, and in particular the saltmarsh habitat, could be expected to avert loss 
and improve the current ecological condition with the associated benefits, in terms of functional, ecosystem 
conservation and species conservation and exceed the determined offset targets. As the reed bed 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 for the proposed development proposals. The loss of wetland functionality is thus considered to be 
adequately offset by the gains in Ecosystem conservation and improvements in species conservation. These findings 
are very similar for both Alternative 2 and Alternative 4, with Alternative 4 having slightly better offsets. 
 
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 salt pan habitats as well as growth of nuisance reeds and bulrush and invasive alien plants. 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 impacts, from a freshwater perspective, would be Alternative 4 
as this alternative allows for development of the site with minimal potential aquatic ecosystem impacts, while 
rehabilitating and ensuring sustainability of the salt pan habitat within the site. With implementation of the above-
mentioned mitigation measures, the potential impacts of this proposed development layout alternative 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 salt pan 
habitat.  
 
With implementation of the mitigation measures, the potential impacts of the proposed development 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 salt pan 
habitat. 
 
See Appendix G6 and Appendix G27 for more details. 
 
Botanical  

The total extent of the development is approximately 4,2 ha of which approximately 3.6 ha can be considered to be 
within the wetland under Alternative 1, 2.5 ha under Alternative 2 and 1.86 under Alternative 4.  

Alternative 2 the previously preferred development alternative would have a potentially significant impact on the 
wetland.  The main concerns would be the loss of saltmarsh habitat due to increased freshwater inputs from the hard 
infrastructure of the housing development or an associated rise in the local water table.  However, with the appropriate 
implementation of mitigation, the overall impact of Alternative 2 was deemed to be acceptable from a botanical 
perspective.   

The new Alternative 4 is considerably reduced in footprint as compared to the Alternative 2, particularly within the 
various wetland habitats including the Juncus beds, the saltmarsh and the Typha beds.  The overall wetland gain is 
estimated at 1.28 ha.  But of particular significance is the increased avoidance of the saltmarsh habitat and the general 
increased buffer between the development and the saltmarsh.  This is seen as a positive avoidance measure and 
would function to reduce the overall impact of the development on the wetland.  Although there is still some 
development footprint within the wetland habitats, most notably the areas of Typha, the affected habitats are largely 
anthropogenic in nature and include ditches and disturbed margins of the vlei.  The loss of these habitats to the 
development would be of little botanical significance and seem unlikely to have broader consequences for similar 
habitats in the immediate area.  Overall, Alternative 4 is considered preferable to Alternative 2 and would reduce 
potential impacts of the development on the wetland. 

There would be a core wetland area of 9 ha and approximately 11.45 ha of wetland will be retained in total. The Typha 
and Phragmites reedbed community that would be lost is not considered to be a highly sensitive plant community 
based on its’ species composition.  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 Pick and Pay 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 salt pan habitat which is considered locally unique.   
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This has led to the suggestion that the re-establishment of the salt pan 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 the greatest biodiversity returns.  The development would result in 
significant disturbance within the wetland and there is some risk of 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.  The salt pan 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 salt pan habitat is to be prevented and the 
development provides such an opportunity.  The wetland should however be monitored and the results directly linked 
to thresholds of concern with associated interventions with stated goals and pathways of action.   
 
The proposed Lake Michelle Phase 8 development will result in some loss of wetland habitat at the site.  However, this 
can be restricted to the less sensitive reed bed community with the result that the overall significance of this loss is 
considered to be relatively low.  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 reestablishment and expansion of the salt-marsh habitat.  With these interventions 
and the implementation of the other mitigation measures suggested, the overall impacts associated with the Lake 
Michelle Phase 8 development can be reduced to an acceptable level.  As such, there are no botanical reasons to 
oppose the development and it can, in principle be supported.   
 
See Appendix G7 and Appendix G28 for more details. 
 
Amphibian findings  
 
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 centrally situated salt pan 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, and the area abutting with Noordhoek Main Road is especially important 
in this regard.  
 
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 reed 
bed 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 there. 
 
The No-Go alternative generally provides fewer negative impacts for WLTs, whereas development alternatives 1, 2 and 
4 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, 2 and 4, but it lacks the various positive opportunities 
that are associated with those development alternatives (i.e. increase of WLT shelter/foraging and dispersal/migration 
habitat, and the instalment of amphibian underpasses along Noordhoek Main Road). All four of the development 
alternatives are considered as being acceptable development intentions that will not be of significant detriment to 
the local WLT population. In weighing up the positives and negatives that are associated with the fairly similar 
development alternatives 1, 2 and 4, alternative 4 is the preferable option because it has a reduced development 
footprint compared to alternatives 1 and 2. Although all three meet the requirements of being appropriate and 
acceptable development options that would adequately cater for WLT considerations, alternative 4 has better 
clustering and positioning of the residential units and lifestyle centre/clubhouse to free up more of the wetland habitat. 
It is therefore regarded as being the preferred of the three proposed development alternatives that were assessed for 
the Lake Michelle Phase 8 project.  
 
Refer to the Amphibian Baseline Assessment attached as Appendix G8, and the Faunal Assessment Addendum letter 
attached as Appendix G29 for more information.   
 
Social  
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The findings of the SIA indicate that the proposed Lake Michelle Retirement Village is supported by the local land use 
planning proposals for the site. The findings of the SIA also indicate that the construction and operational phase 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 also assist to meet the need for retirement accommodation and create a safe and 
quality living environment for retirees. The findings of the SIA also indicate that all of the potential negative impacts can 
be effectively mitigated.  
 
In response to concerns raised by the Minister of Environmental Affairs and Development Planning, specifically concerns 
related to the impact on wetlands, an additional layout alternative (Alternative 4) was formulated and assessed by the 
specialist team. The socio-economic impacts (negative and positive) associated with Alternative 4 (98 units) would be 
similar to those associated with Alternative 1 and 2. 
 
It is therefore recommended that the proposed Evergreen Lake Michelle Retirement Village development be 
supported, subject to the implementation of the recommended enhancement and mitigation measures contained in 
the SIA report and other specialist studies.  
 
See Appendix G10 for the socio-economic impact assessment and Appendix G31 for the Socio-economic Assessment 
Addendum letter for more details.  
 
Visual 
 
The compatibility of the proposed development and land usage with existing townscape and landscape character is 
assessed as compatible, as long as the built form, its disposition on the site, and the design layout of the next phase is 
similar to earlier phases. The landscapes visual nature would be altered in a way that would be noticeable; but it could 
not be said to ‘intrude’, or act as a strong focus in the landscape, if there would be continuity of design layout and 
built form providing visual context. The rating would be low. The significance rating is assessed a low. This is based on a 
combination of the criteria above and considers the development as being permanent and having a local impact 
with low intensity. The degree of visual impact is qualified by the advantages of the preservation and management of 
an extensive area of the wetlands for future generations, and the low density of the proposed development. When 
these factors are considered the impact of Alternative 2, (Preferred) reduces from Moderate to Low positive. 
 
See Appendix G15 for the Visual Impact Assessment. 
 
Avifaunal baseline assessment 
 
The African Marsh Harrier is the only regionally threatened, locally resident species likely to be negatively impacted by 
the development proposal and unlikely to benefit from design attributes of the project intended to enhance the 
available of natural habitat for birds. 
 
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. It is a threatened 
species in the region and was uplisted to Endangered in South Africa’s recently revised Red Data Book for birds. 
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 
Wildevoelvlei in the southwest. Although this suggests that the Lake Michelle Phase 8 development site is not a nesting 
area for the species, it is located very 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 development will certainly 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. Furthermore, plans to rehabilitate and 
enhance the natural environment surrounding the Lake Michele Phase 8 development are likely to offset or mitigate 
much of the residual impact.  
 
The specific impact of the project on African Marsh Harriers is of greater concern. Even allowing for the proposed 
remedial management of the wetland habitats around the development, the direct footprint of the project, the 
proposed greater exposure of the salt pans and wetland fringe areas, and disturbance associated with the close 
proximity of occupied housing are all likely to reduce the availability of presently important foraging habitat for this 
species. A critical issue here is the creation of a discontinuity in usable harrier habitat between the reedbeds and 
wetlands to the southeast of the project area and the Juncus and reed beds to the northwest.  
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Alternative 4 (the preferred alternative) has a smaller destructive footprint compared to Alternative 1&2 and is likely to 
(subtly) reduce negative effects on the local avifauna. Specifically, retaining or enhancing continuity in the usable 
African Marsh Harrier, Circus ranivorus, habitat between the reedbeds and wetlands to the southeast of the project 
area and the Juncus vegetation and reed beds to the northwest is likely to limit the negative impacts of the 
development on this scarce, ecologically important and regionally red-listed 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. See the 
Avifaunal Baseline Assessment attached as Appendix G19 and the Avifaunal Assessment Addendum letter attached 
as Appendix G30.  
 
Faunal baseline assessment  
 
A faunal baseline assessment was conducted for the proposed Lake Michelle Phase 8 development. The aim of the 
assessment was to prepare checklists for the mammals and reptiles that are likely or may potentially occur within the 
Lake Michelle Estate. The conservation value of the Phase 8 site was assessed according to the mammal and reptile 
communities present, in order to determine a site importance assessments (SIA) of the property.  Almost all of the 
species in the checklist formulated are listed as being of Least Concern (LC). The only exception is the Cape Dwarf 
Chameleon. Up until recently it was listed as being Vulnerable (VU; Bates et al. 2014), but the species was down-listed 
to Near Threatened (NT) in the most recent IUCN (2018) re-assessment of southern African reptile endemics. 
 
The size of the site is small (19.2 ha), and thus as a unit it is of low to insignificant importance for medium and large sized 
mammals. In this regard it is of moderate to low importance for small mammals. The site is also of moderate to low 
importance for reptiles.  
 
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 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. See Appendix G20 for the Faunal Baseline 
Assessment. 
 

 
 

3. ENVIRONMENTAL IMPACT STATEMENT  
 
Provide an environmental impact statement of the following: 

 
(i) A summary of the key findings of the EIA. 

 
The below table gives a summary of footprints for development proposal, wetland conservation, and infilling for 
Alternative 2 and Alternative 4. 
 
Alternative 4 achieves 98 units (i.e. a reduction of 12 units when compared to Alternatives 1 and 2). For this the 
unit design have been amended, the lifestyle centre/clubhouse have also been reduced in size and the 
development portions have been realigned and clustered. This resulted in a large portion of Juncus wetland 
and salt pan being conserved. 
 
The Alternative 2 development footprint is approximately 5.4 ha in extent while the Alternative 4 development 
footprint is approximately 4.2 ha in extent. The development footprint for Alternative 4 will be reduced by 1.2 ha 
compared to Alternative 2.  
 
 
There is a 1.28 ha gain in wetland area for Alternative 4. See Figure 20. For Alternative 4 the majority of the Juncus 
wetland will be retained.    
 
 

 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.  
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 The Juncus wetland is approximately 1.25 ha in extent and provides connectivity with adjacent wetland 

areas and therefore plays a crucial role. This provides the primary motivation for supporting Alternative 
4 as the Juncus wetland will be retained should this development alternative be implemented. The 
existing Juncus wetland would be largely lost to the development under Alternative 1. Alternative 2 will 
retain approximately 0.8 ha of the Juncus wetland, and Alternative 4 will retain 1.15 ha of Juncus 
wetland and much of development proposed in this area has been removed. The proposition to re-
establish the salt pan habitat is supported and would function to offset loss to reedbed wetlands. 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 
storm water 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 present 
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 that will be discussed in later 
sections of this document.  

 The Botanical Assessment is attached as Appendix G7, and the Botanical Assessment Addendum letter   
 is attached as Appendix G28. 

 
 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 present wetland size is estimated at 11.5 ha. A total of approximately 11.45 ha of 
wetland habitat (pans, seasonal wetlands and stormwater related wetland areas) will be retained, 
rehabilitated and enhanced for the Alternative 4 proposed development alternative. The wetland 
habitat loss associated with Alternative 4 is predominantly associated with the loss of reedbed habitat. 
This development alternative will largely avoid the loss of Juncus wetland. The small pan in the western 
corner of the site will also be retained. The significance of the freshwater impacts for the preferred 
development alternative 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 Freshwater Assessment is attached as Appendix G6, and the Freshwater Assessment Addendum 
Letter is attached as Appendix G27. 
 

 The findings of the Amphibian Assessment concluded that Pan A can from time to time serve as Western 
Leopard Toad (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 Amphibian Assessment is attached as Appendix G8. The Faunal 
Assessment Addendum Letter, which includes the amphibian assessment component, is attached as 
Appendix G29.  
 

 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 
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sandpiper species that don’t presently occur at the site, as well as egret and heron species. The 
Avifaunal Assessment is attached as Appendix G19, and the Avifaunal Assessment Addendum Letter is 
attached as Appendix G30.  
 

 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 Faunal Baseline 
Assessment is attached as Appendix G20, and the Faunal Assessment Addendum Letter is attached as 
Appendix G29.  
 

 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 Impact Assessment 
also indicate that all the potential negative impacts can be effectively mitigated. The Socio-economic 
Impact Assessment is attached as Appendix G10 and the Socio-economic Assessment Addendum 
Letter is attached as Appendix G31. 

 
 Findings of the Visual Impact Assessment conclude that the low density of the proposed development 

and the retention and establishment of natural habitats and open water would serve to reduce the 
degree of visual impact, accepting that the resultant wetlands would be of great benefit to biota and 
would be experienced by residents. It is also noted that there would be only limited adverse impact on 
the local townscape and landscape character. Built form would be established closer to receptors but 
there would be extensive areas of natural and managed wetland that would relate to the existing 
character of Lake Michelle, and which would be partly visible to receptors at higher elevations. From a 
visual standpoint, potential visual impacts have been successfully managed by the current proposals. 
The Visual Impact Assessment is attached as Appendix G15. 
 

 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. Refer to Appendix G23 for the Soil and Groundwater 
Assessment, Appendix G24 for the Landfill Gas Assessment and Appendix G25 for the Soil and 
Groundwater Motivation Letter that was submitted to DEADP: Waste Management.  

 Findings from the Traffic Impact Assessment conclude that the proposed development will generate 
approximately 34 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. Refer to the Traffic Impact Assessment attached as 
Appendix G11 and the Traffic Assessment Addendum Letter is attached as Appendix G32. 

 
(ii) Has a map of appropriate scale been provided, which superimposes the proposed development and 

its associated structures and infrastructure on the environmental sensitivities of the preferred site, 
indicating any areas that should be avoided, including buffers? 

YES NO 

(iii) A summary of the positive and negative impacts that the proposed development and alternatives will cause in the 
environment and community. 

 
 
 
 
 
 
 

Impact: 
Significance after mitigation 
(preferred layout): 

 

Construction Phase  Alternative 2 
Alternative 4 (Preferred 
alternative) 

Geographical & Physical aspects – 
Surface geology 

Negligible Negligible 
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Impact: 
Significance after mitigation 
(preferred layout): 

 

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

Low Negative with a potential 
positive impact associated with 
removal of reedbeds and 
rehabilitation of this area to establish 
seasonal wetland areas 

Low Negative 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  Low Negative  

WLT mortalities associated with earthworks 
and other construction activities 

Medium Negative Medium Negative 

Creation of employment during 
construction 

Medium Positive Medium Positive 

Impact on family structures and social 
networks associated with presence of 
construction activities. 

Low Negative Low Negative 

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

Low Negative Low Negative 

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

Low Negative Low Negative 

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

Medium Negative Medium Negative 

Traffic impacts during the construction 
phase on pedestrian movement  

Low Negative Low Negative 

Disturbance and displacement of birds Low- Medium Negative Low-Negative 

Operational Phase Alternative 2 
Alternative 4 (Preferred 
alternative) 

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

Low with a positive impact 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 Low Negative 

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

Low Negative 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. 

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. Low Negative. 

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

Low Negative. 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. 

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 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 Medium Positive 
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Impact: 
Significance after mitigation 
(preferred layout): 

 

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

High Positive High Positive 

Traffic impact on the surrounding transport 
network. 

Low Negative Low Negative 

Transport impacts associated with the 
operation phase on pedestrians  

High Positive High Positive 

Visual Impacts during operation Low Positive  Low Positive  

Disturbance and displacement of birds  Low-Medium Negative Low-Medium Negative 

Loss of habitat of birds  Low-Medium Negative Low-Medium Negative 
Rehabilitation and enhancement of 
habitat of birds  

Medium-High Positive Medium-High Positive 

 
 
The only chances in the impact summary for the new preferred layout alternative (Alternative 4) relate to: 
 

i. Loss of wetland habitat due to transformation of currently intact wetland habitat for housing development 
(Low Negative).  

ii. Disturbance and displacement of birds (Low Negative). 

 
4. IMPACT MANAGEMENT, MITIGATION AND MONITORING MEASURES  

 
(a) Based on the assessment, describe the impact management, mitigation and monitoring measures as well as the impact 

management objectives and impact management outcomes included in the EMPr. The EMPr must be attached to this report as 
Appendix H. 
 
 

 
Freshwater Specialist Recommendations 
 
The follow mitigation measures are recommended: 

 Construction activities associated with the proposed development 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 as mentioned below; 

 The salt pan 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 storm water 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 storm water 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; 
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 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 salt mash areas and the 
conservation of not only the leopard toad but other indigenous frog species. See the Environmental Protection 
Plan and Wetland Rehabilitation Plan attached as Appendix G16C and Appendix G17A.  

The wetland design needs to take cognisance of the following: 
 

 links of the wetland to other areas in terms of the migration of 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; 
 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. 
 
Botanist Recommendations 
 

 Disturbance to the areas of salt pans should be avoided where possible.  
 Measures should be taken to ensure that the risks of pollution from the operation of heavy vehicles in the vlei 

are minimised.   
 The development footprint should be clearly delineated from the rest of the wetland with temporary fencing 

or similar.   
 The wetland area should be demarcated as a no-go area for construction personnel during construction of 

the housing development.   
 There should be wetland monitoring programme put in place to monitor changes in water chemistry and 

vegetation within the wetland.  This should be directly linked to thresholds of concern where specific actions 
are triggered.  A clear target state should also be set and progress towards this goal assessed on a regular 
basis. 

 An alien vegetation management plan for the wetland should be developed and implemented at the site.  
 No herbicides should be used to control problem species in the wetland. 
 The linkages with the main Lake Michelle water body should be maintained.  
 Any paths through the wetland should be constructed as boardwalks in order to minimise long-term 

disturbance.   
 Rehabilitate disturbed areas around the margin of the wetland. 

 
Faunal Specialist Recommendations 
 

 Limit earthworks activities to the specific designated development nodes. 
 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 (see Lake Michelle estate examples) rather than steep-

sided. 
 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 a speed limit of 30 km/h along Lakeshore and Northshore drive and the proposed internal east/west 

boundary road, and 20km/h on all the side roads, as is currently in place for the greater Lake Michelle estate. 
 Install of toad-saver devices in swimming pools.  
 Provide amphibian underpasses (ecoducts) for WLT movements across Noordhoek Main Road. See Appendix 

G9 for proposed location of underpasses.  
 

Avifaunal specialist recommendations  
 

 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. 
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 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 
(Wallis et al. 2019) 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 pans, wetland fringe, shallow and open water habitats (e.g. 
Rosa et al. 2003, Tavares et al. 2015). This shouldn’t 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. There is an opportunity here to increase the availability of wetland/Juncus/fynbos ecotone, 
possibly even improving on foraging conditions available for marsh harriers. 

 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. 

Social Specialist Recommendations 
 

 The developer should inform the local authorities, local community leaders, organizations and councillors of 
the project and the potential job opportunities for local builders and contractors;  

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

 The developer in consultation with the appointed contractor/s should look to employ a percentage of the 
labour required for the construction phase from local area in order to maximize opportunities for members from 
the local HD communities. 

 The developer should seek to appoint locally based contractors wherever 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.   

 Building contractors appointed by the developer must ensure that workers are transported to and from the site 
on a daily basis; 

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

 The Environmental Management Plan (EMP) for the development must be in line with the EMP for Lake Michelle;   
 Construction related activities should comply with all relevant building regulations. In this regard activities on 

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

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

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

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

 The footprint area cleared for development should be minimised and dust suppression measures, such as 
spreading mulch over exposed areas, should be 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. 
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 The retirement village should inform the local authorities, local community leaders, organizations and 
councillors of the project and the potential job opportunities;  

 The retirement village 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. 

 
Visual specialist recommendations 
 

 During the planning stage re-assess the number of units that are required to sustain the open space; the 
objective is to retain as much natural and managed open space as feasible; this measure would reduce the 
visual impact. 

 Ensure that all built form is one storey only; that roofs, (materials, colours, profiles), architecture, (colours), all 
planting and detailing remains similar to earlier, recent phases. 

 Ensure that the site road parallel, in part, with the M6, does not conflict with headlights, ensure there is enough 
shielding planting. 

 Retain on-going maintenance standards and wetland management interventions.  

Soil and groundwater recommendations 
 

 As there is the potential for asbestos containing materials  (ACMs) to be present in the roof sheeting/pipes 
contained within the waste body and thus potential exposure of ACMs to the construction workers during the 
removal of the waste, the construction EMP should consider the potential for ACMs and implement 
management controls during construction and safe disposal of ACMs 
 

 Although it is considered unlikely that groundwater will be used given the high salinity, and that it is unlikely to 
be contaminated based on the soil concentrations and the groundwater analysis (limited) carried out, a low 
potential still exists. Additionally, the disposal facility on remainder Cape Farm No 933 will remain in place after 
the proposed development is completed. Thus, it is recommended that analysis of the groundwater from a 
selection of the existing piezometers is undertaken for a broad range of analytes to further assess this potential 
source. 

Landfill gas recommendations 
 
Based on the observations during the probe drilling and the three rounds of landfill gas measurements, 
the following can be concluded: 

 There was no methane present within any of the probes monitored. As such, the methanogenic process is 
expected to have been terminated. 

 There is no fire explosion risk at the site due to methane or other landfill gases. 
 No landfill gas compounds were detected within the various sections of the office building and store 

building. 
 Based on the above points, the explosion and fire risk at the existing or future structures on site is very low. 

The main recommendations, since the waste on site is to be removed, are: 
 The excavated waste is to be tested for organic and inorganic pollutants and stockpiled in different locations 

in accordance with its characteristics. This waste is to be removed and deposited at an appropriately licensed 
waste management facility. 

 If during the excavations on site, organic waste is discovered, all the waste material, including within the 
immediately adjacent areas should be removed entirely and the locations and types of waste documented 
for evaluation. Upon evaluation, appropriate mitigation measures for the potential landfill gas migration may 
be considered for certain sections of the development, such as: 

- Gas cut‐off trenches between the development and the remaining landfill site. 
- Installation of additional monitoring points between the development and the remaining landfill site, as 

well as at a cut‐off trench. 
 Workers on site during the removal and screening of waste need to be informed of: 

- The potential risks of landfill gas; 
- The potential of waste material being present during excavations and what to do if it is discovered; 
- Not to enter on their own or unsupervised into deep (>1.4m) excavated trenches or areas, if there is a 

sign of waste present or if there is a waste odour present; 
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 If organic waste is discovered during the waste removal phase or when in close proximity to the remaining 
landfill site, and workers are required to enter trenches with a depth greater than 1.4m or into other confined 
spaces: 

- A competent person must test the confined space, in order to determine whether it is hazard free (i.e. 
ensure that no landfill gas is evident) before a worker enters. 

- Where tests indicate safe air quality, workers may be allowed to enter the confined space. 
- Where tests indicate a hazardous level of gases, flammable gases in excess of 10% of their lower 

explosive limit (for methane this limit is: 0.5% by volume), or low oxygen (less than 19.5%), entry must not 
be allowed until the space has been adequately ventilated and subsequent tests indicate that the air 
is safe to breathe. 

- Workers entering such a confined space after the ventilation mentioned in the point above, should wear 
rescue harnesses attached to individual lifelines, and an additional worker should also be posted at the 
entrance: prepared, equipped, and trained to provide rescue in an emergency. 

 
(b) Describe any provisions for the adherence to requirements that are prescribed in a Specific Environmental Management Act 

relevant to the listed activity or specified activity in question. 
 

 
A small pan and small portion of a wetland will be infilled as part of the construction process. The proposed activity will 
trigger water uses terms of Section 21 (c) and (i) of the National Water Act (Act no. 36 of 1998), as amended. A risk 
assessment matrix was compiled in terms of GN 509 of 2016 and it was determined that there will be a medium risk 
associated with the proposed wetland loss, subsequently the applicant will be applying for a water use license in terms 
of Section 21 (c) and (i) of the National Water Act (Act no. 36 of 1998). See Risk Assessment Matrix attached to the 
freshwater specialist report (Appendix G6). The loss of wetland will be offset by the creation of additional saltmarsh 
areas within the wetland area to be rehabilitated. A Water Use License Application process is being followed with DWS. 
Please see attached Appendix E6 for the acknowledgement of the application. 
 

 
(c) Describe the ability of the applicant to implement the management, mitigation and monitoring measures. 

 
 
The applicant is aware of and is able to implement all management, mitigation and monitoring measures as detailed 
in the report. 

 
(d) Provide the details of any financial provisions for the management of negative environmental impacts, rehabilitation and closure of 

the proposed development. 

 
 
The applicant is able to implement all management, mitigation and monitoring measures from a financial 
perspective.   
 

 
 
(e) Describe any assumptions, uncertainties, and gaps in knowledge which relate to the impact management, mitigation and 

monitoring measures proposed. 

 
 

 The assumption is made that the information on which this report is based (project information, planning report, 
engineering report and specialist input) is correct, factual, and truthful. 

 It is assumed that all the relevant mitigation measures specified in this report will be implemented in order to 
ensure minimal negative impact on the site and surrounding social and biophysical environment. 

Socio-economic impact assessment   

It is assumed that the site represents a technically suitable site for the establishment of a retirement development.     
 
Legislation and policies reflect societal norms and values. The legislative and policy context therefore plays an 
important role in identifying and assessing the potential social impacts associated with a proposed development. In 
this regard a key component of the SIA process is to assess the proposed development in terms of its fit with key planning 
and policy documents.  
 
There are no limitations that have a bearing on the findings of the study. 
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Freshwater impact assessment   

Limitations and uncertainties often exist within the various techniques adopted to assess the condition of ecosystems. 
The following techniques and methodologies were utilised to undertake the study: 

• The guideline document, “A Practical Field Procedure for the Identification and Delineation of Wetlands and 
Riparian Areas” document, as published by DWAF (2005) was followed for the delineation of the wetland areas. 
According to the delineation procedure, the wetlands were delineated by considering the following wetland 
indicators: terrain unit indicator; Soil form indicator; Soil wetness indicator; and vegetation indicator. 

• The wetlands were subsequently classified according to their hydro-geomorphic determinants based on a 
classification system devised by Kotze et al (2004) and SANBI (2009). Notes were made on the levels of 
degradation in the wetlands based on field experience and a general understanding of the types of systems 
present. Lake Michelle Phase 8, Noordhoek: Freshwater Assessment Page 5. 

• A Present Ecological State (PES) and WET-Health assessment was conducted for each hydrogeomorphic 
wetland unit identified and delineated within the study area. 

• The functional wetland assessment technique, WET-EcoServices, developed by Kotze et al (2009) was used to 
provide an indication of the ecological benefits and services provided by delineated wetland habitat. This 
technique consists of assessing a combination of desktop and infield criteria in order to identify the importance 
and level of functioning of the wetland units within the landscape. 

• The ecological importance and sensitivity assessment was conducted according to the guidelines as developed 
by DWAF (1999). 

• Recommendations are made with respect to the adoption of buffer zones using the DWS wetland buffer tool. 
• Lists of plants, both alien and indigenous are for the purpose of describing the general and dominant habitat 

conditions and not comprehensive. A comprehensive botanical survey was not conducted as part of this 
freshwater assessment. 
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SECTION H: RECOMMENDATIONS OF THE EAP AND SPECIALISTS 
 

(a) In my view as the appointed EAP, the information contained in this BAR and the documentation attached 
hereto is sufficient to make a decision in respect of the listed activity(ies) applied for. 

YES NO 

 
(b) If the documentation attached hereto is sufficient to make a decision, please indicate below whether, in your opinion, the 

listed activity(ies) should or should not be authorised: 
Listed activity(ies) should be authorised:  YES NO 
Provide reasons for your opinion 

 
It is the opinion of this 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 conservation area of approximately 9 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 11.45 ha.   
 

 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.  
 

 Refer to Appendix G22 A & B for the concept Architectural Impressions and renders of the proposed units and 
how they fit in with the greater Lake Michelle development.  
 

 The layout was designed in such a way as to allow for ecological connectivity with adjacent habitats (Figure 
2). Various shelter/foraging habitat and ecological corridors have been provided for to accommodate 
Western Leopard Toads. 
 
Theses design principles are further entrenched in the Alternative 4 design.  
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Figure 2: Ecological Connectivity 
 

 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. Development areas in Alternative 4 are further 
clustered on less sensitive areas (compared to alternative 2).  
 

 There is a documented decline in the salt pan wetlands due to the lack of intervention in the past. The saltpans 
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. 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.  
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 Toad underpasses under Noordhoek Main Road are proposed for the northern portion of the site. See Appendix 

G9 for the proposed location of the toad underpasses.  
 
 The 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. The number of timber boardwalks and bird hides in these areas have 
been reduced in Alternative 4.  

 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 CoCT. 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. It must be noted that Alternative 4 proposes 98 units which is 12 
units less compared to Alternative 4 which proposed 110 units.  

 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 required under section 
38 of the Natural Heritage Resources. 

 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. 
 
Alternative 4 results in a total of approximately 11.45 ha of wetland habitat (pans, seasonal wetlands and 
stormwater related wetland areas) will be retained, rehabilitated and enhanced for the proposed 
development alternative. 
 

 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. 
 

 This Basic Assessment Report has found that the proposed development will have a potential positive 
environmental outcome subject to mitigation and rehabilitation measures specified in this report be 
implemented. 

(c) Provide a description of any aspects that were conditional to the findings of the assessment by the EAP and Specialists which are 
to be included as conditions of authorisation. 
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 No construction workers, with the exception of security personnel, should be allowed to stay on site overnight; 
 Building contractors appointed by the developer must ensure that workers are transported to and from the site 

on a daily basis; 
 Construction related activities should comply with all relevant building regulations. In this regard activities on 

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

 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. 

 Construction activities associated with the proposed development 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; 

 It was recommended that an ecological buffer of 30-40m be allowed for between the wetland and developed 
areas.  

 The salt pan 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; 
 Storm water 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 storm water 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 salt mash areas and the 
conservation of not only the leopard toad but other indigenous frog species. The wetland design needs to take 
cognisance of the following: 

 o links of the wetland to other areas in terms of the migration of toads and frogs; 
 o the water levels that should be managed and maintained in the wetland area to prevent the 
 domination of the wetland with reeds and bulrushes; 
 o 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 has been compiled to ensure long term management and monitoring 
of the wetland area.  

 Plans of all proposed future building developments are to be submitted for approval to the Director: Building 
Survey and the Director: City Health, prior to construction. 

 Application must be made to the Department of Social Services for registration of premises where aged persons 
will be cared for. 

 Should meals be provided (prepared/handled) to the residents, then application must be made for a 
Certificate of Acceptability for food premises. These requirements come into effect once the City of Cape 
Town has approved the consent use application. 

 All in-house frail/medical care centres (medical waste generator), must make application to the Western Cape 
Province to handle and store medical waste. 

 A Noise Management Plan must be submitted for approval to the Director: City Health. 
 Evergreen and LMHOA must enter into an Operational and Management Agreement for the shared areas and 

common water body. 
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 Prior to building plan approval an emergency evacuation plan must be submitted to the local authority and 
Fire Department. 

 A pre-construction faunal search-and-rescue operation must be conducted. A detailed method statement is 
to be compiled by a specialist prior to construction commencing. 

 
(d) If you are of the opinion that the activity should be authorised, please provide any conditions, including mitigation measures that 

should in your view be considered for inclusion in an environmental authorisation. 

 
All the recommendations listed above must be included as conditions of the EA. 
 
(e) Please indicate the recommended periods in terms of the following periods that should be specified in the environmental 

authorisation: 
i. the period within which commencement must 

occur; 
5 years 

ii. the period for which the environmental 
authorisation is granted and the date on which 
the development proposal will have been 
concluded, where the environmental 
authorisation does not include operational 
aspects; 

Approximately 10 years 

iii. the period for which the portion of the 
environmental authorisation that deals with non-
operational aspects is granted; and  

Approximately 15 years 

iv. the period for which the portion of the 
environmental authorisation that deals with 
operational aspects is granted. 

There are no operational aspects to the listed activities to 
be undertaken 
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SECTION I: APPENDICES 
 
The following appendices must be attached to this report: 
 

APPENDIX 
Confirm that 
Appendix is 
attached 

Appendix A: Locality map x 

Appendix B:  

Site development plan(s) x 

A map of appropriate scale, which superimposes the proposed 
development and its associated structures and infrastructure on the 
environmental sensitivities of the preferred site, indicating any areas that 
should be avoided, including buffer areas; 

x 

Appendix C: Photographs x 

Appendix D: Biodiversity overlay map x 

Appendix E: 

Permit(s) / license(s) from any other Organ of State, including service 
letters from the municipality. 

x 

Appendix E1: Copy of comment from HWC. x 

Appendix F: 

Public participation information: including a copy of the register of I&APs, 
the comments and responses report, proof of notices, advertisements and 
any other public participation information as is required in Section C 
above. 

x 

Appendix G: Specialist Report(s) x 

Appendix H : EMPr x 

Appendix I: 
Additional information related to listed waste management activities (if 
applicable) 

 

Appendix J: 
If applicable, description of the impact assessment process followed to 
reach the proposed preferred alternative within the site. 

 

Appendix K: Any Other (if applicable).   



SECTION J: DECLARATIONS 
 
 
THE APPLICANT 
 
Note: Duplicate this section where there is more than one applicant. 

 

I …………………………………, in my personal capacity or duly authorised thereto, hereby declare/affirm all 
the information submitted as part of this Report is true and correct, and that I – 
 
 am aware of and understand the content of this report; 
 am fully aware of my responsibilities in terms of the NEMA, the EIA Regulations in terms of the NEMA 

(Government Notice No. R. 982, refers) (as amended) and any relevant specific environmental 
management Act and that failure to fulfil these requirements may constitute an offence in terms of 
relevant environmental legislation; 

 have provided the EAP and Specialist, Review EAP (if applicable), and Review Specialist (if applicable), 
and the Competent Authority with access to all information at my disposal that is relevant to the 
application; 

 will be responsible for complying with conditions that may be attached to any decision(s) issued by the 
Competent Authority; 

 will be responsible for the costs incurred in complying with the conditions that may be attached to any 
decision(s) issued by the Competent Authority; 

 
Note:  If acting in a representative capacity, a certified copy of the resolution or power of attorney must be 

attached. 
 

Signature of the Applicant:  

Name of Organisation:  

Date:  

shannonn
Typewriter
Cobus Bedeker

shannonn
Typewriter
Evergreen Property Investments (Pty) Ltd

shannonn
Typewriter
28 June 2022
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THE ENVIRONMENTAL ASSESSMENT PRACTITIONER  
 
I Marais Geldenhuys (EAP REG NO: 2020/2536), as the appointed EAP hereby declare/affirm: 
 
 the correctness of the information provided as part of this Report; 
 that all the comments and inputs from stakeholders and I&APs have been included in this Report; 
 that all the inputs and recommendations from the specialist reports, if specialist reports were produced, 

have been included in this Report; 
 any information provided by me to I&APs and any responses by me to the comments or inputs made by 

I&APs; 
 that I have maintained my independence throughout this EIA process, or if not independent, that the 

review EAP has reviewed my work (Note: a declaration by the review EAP must be submitted); 
 that I have throughout this EIA process met all of the general requirements of EAPs as set out in Regulation 

13;  
 I have throughout this EIA process disclosed to the applicant, the specialist (if any), the Department and 

I&APs, all material information that has or may have the potential to influence the decision of the 
Department or the objectivity of any report, plan or document prepared as part of the application; 

 have ensured that information containing all relevant facts in respect of the application was distributed 
or was made available to I&APs and that participation by I&APs was facilitated in such a manner that all 
I&APs were provided with a reasonable opportunity to participate and to provide comments; 

 have ensured that the comments of all I&APs were considered, recorded and submitted to the 
Department in respect of the application; 

 have ensured the inclusion of inputs and recommendations from the specialist reports in respect of the 
application, if specialist inputs and recommendations were produced; 

 have kept a register of all I&APs that participated during the PPP;  and 
 am aware that a false declaration is an offence in terms of Regulation 48 of the EIA Regulations, 2014 (as 

amended). 
 

Signature of the EAP:  

Name of Company: 
Doug Jeffery Environmental (Pty) Ltd 

Date: 
29/06/2022 

 



















THE SPECIALIST 
 
Note: Duplicate this section where there is more than one specialist. 
 
 
I ……………………………………, as the appointed Specialist hereby declare/affirm the 
correctness of the information provided or to be provided as part of the application, and that 
I : 
 
 in terms of the general requirement to be independent: 

o other than fair remuneration for work performed in terms of this application, have no 
business, financial, personal or other interest in the development proposal or 
application and that there are no circumstances that may compromise my objectivity 

 in terms of the remainder of the general requirements for a specialist, have throughout this 
EIA process met all of the requirements;  

 have disclosed to the applicant, the EAP, the Review EAP (if applicable), the Department 
and I&APs all material information that has or may have the potential to influence the 
decision of the Department or the objectivity of any report, plan or document prepared 
or to be prepared as part of the application; and 

 am aware that a false declaration is an offence in terms of Regulation 48 of the EIA 
Regulations, 2014 (as amended). 

 
 

Signature of the Specialist: 
 

Name of Company: 
 

Date: 
 

 
 
 

Marius Burger

Marius Burger, Trading as Sungazer Faunal Surveys

31 January 2021
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