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EXECUTIVE SUMMARY 
This Visual Constraints Study (VCS) concerns the proposed development of a site within the growth 
corridors of Joostenbergvlakte and Kraaifontein, in the north-east and within the urban edge of the 
City of Cape Town Municipality.  

The proponent is currently applying for authorisation to undertake a mixed-use development, and 
the application to develop is made in terms of the National Environmental Management Act (Act 107 
of 1998). The site consists of 12 properties (Farms 7/725; 5/725; 10/725; 32/725; 33/725; 37/725; 
38/725; 39/725; 51/725; 3/725; 19/725; and 14/725, Joostenbergvlakte) and measures 133.14ha in 
total. Vehicular access would be from Canary Street (western boundary of development) and 
Lucullus Street (eastern boundary of development); the latter links through to the N1 highway.  

As per the Lucullus Gardens Development Guidelines prepared by Urban Studio (2021:4): “Lucullus 
Gardens is envisaged to be a mixed-use development node, integrating an affordable residential 
environment with a state of the art Life Sciences Precinct. The Life Sciences Precinct will focus on 
education & training, pharmaceutical research & development (R&D), production and 
manufacturing. A hospital and medical campus are proposed to further support the Life Sciences 
Precinct”.  
 
ARLA Consulting was approached to update the visual constraints study and prepare a visual impact 
assessment of the proposed mixed-use development in accord with the Terms of Reference 
compiled by Doug Jeffery Environmental Consultants (DJEC). 
 
It was noted that the proposed development is in line with the Western Cape Spatial Development 
Framework (2014), the Cape Town Municipal Spatial Development Framework (2018) and the 
Northern District Draft Integrated Spatial development Framework (2021). 

A ridgeline which is located north-east of the site, which is located on land which appears fairly flat 
and open, limits views from and toward the site from Joostenbergvlakte East-Rural and beyond. The 
site has a west to west-south-western aspect and therefore also drains in this direction into one of 
the upper tributaries of the Mosselbank River which in turn drains into the Diep River. The site has 
been completely transformed due to farming and little natural vegetation (Cape Flats Sand Fynbos) 
has remained. There are no protected landscapes, critical biodiversity areas, ecological support areas 
or conservation areas within the site that would be impacted upon by the proposed development. 
The site’s southern edge borders existing small-holdings, its eastern edge borders existing 
smallholdings and agriculture; its northern edge border vacant land, and its western edge borders 
the existing gravel surfaced Canary Street, leading north to Fisantekraal.  

The view catchment area for the site is approximately 4 - 5km in extent and is defined by the 
topography of the region. Receptors west of the site, located on a north-west, west and south 
western aspect (i.e. facing the development) are most exposed to the proposed development. The 
zone of visual influence is limited to the houses / apartments of Buh Rein Estate immediately 
adjacent to the railway line and parts of Pinehurst and Uitzicht will have long distance views towards 
the site but this will lessen in time due to proposed development east of Okavango Road. It was 
established the VAC is moderate i.e. partial screening provided by topography, vegetation ad 
structures in the landscape.  
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Visually Sensitive Areas: the Joostenbergvlakte Cultural Landscape has been re-classified as having a 
low sensitivity and the upper tributaries of the Mosselbank River has been classified as having a 
low sensitivity.  
 
Visually Sensitive Receptors: the apartments of Buh Rein Estate immediately adjacent to the 
railway line has been classified as highly sensitive, the Joostenbergvlakte small holdings have been 
classified as moderately sensitive, parts of the suburbs of Uitzicht and Pinehurst has been re-
classified as receptors with a low sensitivity and the Malmesbury railway line has been classified as 
moderately sensitive. . The N1 national road, Okavango Road, the Klipheuwel (R302) and R312 
regional roads all remain classified as receptors with a low sensitivity. 
 
The proposed development is situated on land zoned as Agriculture which is intended for an 
agricultural land use associated with Joostenbergvlakte. However, the Cape Town Municipal Spatial 
Development Framework (2018) as well as the Draft Northern Integrated Spatial Development 
Framework (2021) earmarks this area for ‘incremental growth and consolidation’. As a consequence, 
the proposed development is likely to be moderately compatible with the nearby urban land uses. 
This compatibility with the current landscape is likely to further increase with the proposed 
development of the Darwin Housing Scheme and the Greenville Garden Cities Village. 
 
Six viewpoints was established and assessed and three visual impacts were identified, a) change in 
landscape character, b) visual intrusion on sensitive areas and receptors, and c) night light. 
 
During the construction phase it was established that site clearance, construction activities & 
associated traffic would cause a moderate visual impact before mitigation and remain moderate 
after mitigation. During the operational phase it was established that the new urban development 
with associated traffic and night light would have a moderate visual impact before mitigation and a 
low visual impact after mitigation. Mitigation measures have been included for the planning / 
design, construction and operational phases. 

From a visual perspective the development should be endorsed on condition that the visual impact 
of the proposal is mitigated sufficiently, as per the planning, design & detail considerations, 
mitigation measures and recommendations as set out in this document. 
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GLOSSARY  
(2005:3-4 & 27) 
 
Visibility of the project: the geographic area from which the project will be visible, or view 
catchment area. (The actual zone of visual influence of the project may be smaller because of 
screening by existing trees and buildings). This also relates to the number of receptors affected. 
 
Visual exposure: based on distance from the project to selected viewpoints. Exposure or visual 
impact tends to diminish exponentially with distance. 
 
Visual sensitivity of the area: the inherent visibility of the landscape, usually determined by a 
combination of topography, landform, vegetation cover and settlement pattern. This translates into 
visual sensitivity. 
 
Visual sensitivity of Receptors: the level of visual impact considered acceptable is dependent on the 
type of receptors. 
 
Visual absorption capacity (VAC): the potential of the landscape to conceal the proposed project. 
 
Visual intrusion: the level of compatibility or congruence of the project with the particular qualities 
of the area, or its 'sense of place'. This is related to the idea of context and maintaining the integrity 
of the landscape or townscape. 
 
Screening: a decision-making process to determine whether or not a development proposal requires 
environmental assessment, and if so, what level of assessment is appropriate. Screening is usually 
administered by an environmental authority or financial institution. The outcome of the screening 
process is typically a Screening Report/Checklist. 
 
Scoping: the process of determining the spatial and temporal boundaries (i.e. extent) and key issues 
to be addressed in an impact assessment. The main purpose is to focus the impact assessment on a 
manageable number of important questions on which decision-making is expected to focus and to 
ensure that only key issues and reasonable alternatives are examined. The outcome of the scoping 
process is a Scoping Report that includes issues raised during the scoping process, appropriate 
responses and, where required, terms of reference for specialist involvement. 
 
Impact assessment: issues that cannot be resolved during scoping and that require further 
investigation are taken forward into the impact assessment. Depending on the amount of available 
information, specialists may be required to assess the nature, extent, duration, intensity or 
magnitude, probability and significance of the potential impacts; define the level of confidence in 
the assessment; and propose management actions and monitoring programmes. Specialist 
studies/reports form the basis of the integrated Environmental Impact Report which is compiled by 
the EIA practitioner. 
 
Issue: a context-specific question that asks “what will the impact of some activity/aspect of the 
development be on some element of the biophysical, social or economic environment?”  
 
Impact: a description of the effect of an aspect of the development on a specified component of the 
biophysical, social or economic environment within a defined time and space. 
 
Root cause/source of impact: a description of the aspect of the development that will result in an 
impact on the biophysical, social or economic environment. 
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Risk situation: a description of the environmental or operating circumstances that could influence 
the probability of a significant impact occurring. 
 
Scenarios: a description of plausible future environmental or operating conditions that could 
influence the nature, extent, duration, magnitude/intensity, probability and significance of the 
impact occurring. 
 
Alternatives: a possible course of action, in place of another, that would meet the same purpose 
and need but which would avoid or minimize negative impacts or enhance project benefits. These 
can include alternative locations/sites, routes, layouts, processes, designs, schedules and/or inputs. 
The “no-go” alternative constitutes the ‘without project’ option and provides a benchmark against 
which to evaluate changes; development should result in net benefit to society and should avoid 
undesirable negative impacts. 
 
Best practicable environmental option: this is the alternative/option that provides the most benefit 
or causes the least damage to the environment as a whole, at a cost acceptable to society, in the 
long term as well as in the short term. 
 
Impact significance: a term used to evaluate how severe an impact would be, taking into account 
objective or scientific data as well as human values. A specific significance rating should not be 
confused with the acceptability of the impact. 
 
Thresholds of significance: the level or limit at which point an impact changes from low to medium 
significance or medium to high significance. 
 
Management actions: actions – including planning and design changes - that enhance benefits 
associated with a proposed development, or that avoid, mitigate, restore, rehabilitate or 
compensate for the negative impacts. 
 
Monitoring programmes: programmes established to observe, take samples or measure specific 
variables in order to track changes, measure performance of compliance, and/or detect problems. 
 
Review: the process of determining whether specialist input meets minimum requirements is 
reasonable, objective and professionally sound. 
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1. INTRODUCTION 
 

1.1 General 
This Visual Impact Assessment concerns the proposed development of a site within the growth 
corridors of Joostenbergvlakte and Kraaifontein, in the north-east and within the urban edge of the 
City of Cape Town Municipality. The area has been used for agriculture and agriculture related 
infrastructure and has good transport networks locally and regionally.  The proponent is currently 
applying for authorisation to undertake a mixed-use development, and the application to develop is 
made in terms of the National Environmental Management Act (Act 107 of 1998).  

The site consists of 12 properties (Farms 7/725; 5/725; 10/725; 32/725; 33/725; 37/725; 38/725; 
39/725; 51/725; 3/725; 19/725; and 14/725, Joostenbergvlakte) and measures 133.14ha in total. 
Vehicular access would be from Canary Street (western boundary of development) and Lucullus 
Street (eastern boundary of development); the latter links through to the N1 highway.  

As per the Lucullus Gardens Development Guidelines prepared by Urban Studio (2021:4): “Lucullus 
Gardens is envisaged to be a mixed-use development node, integrating an affordable residential 
environment with a state of the art Life Sciences precinct. The Life Sciences Precinct will focus on 
education & training, pharmaceutical research & development (R&D), production and 
manufacturing. A hospital and medical campus are proposed to further support the Life Sciences 
Precinct”.  
 
ARLA Consulting was approached to update the visual constraints study and prepare a visual 
impact assessment of the proposed mixed-use development in accord with the Terms of 
Reference compiled by Doug Jeffery Environmental Consultants (DJEC). 

1.2 Personnel 
The Environmental Impact Assessment is being undertaken by DJEC, Klapmuts, Western Cape.  
The client originally appointed Karen Hansen to provide a visual constraints study and visual 
impact assessment for this development. The visual constraints study was completed by her in 
August 2019.  

During August 2021 the client wished to proceed with the visual impact assessment however, 
the previous practitioner (Karen Hansen) was unable to assist. Antoinette de Beer from 
Antoinette Raimond Landscape Architectural Consulting (Pty) Ltd, hereafter ARLA Consulting, 
was approached and has since been appointed to update the visual constraints report and 
prepare a visual impact assessment. A de Beer’s detailed CV and Experience is set out in 
Addendum A. 
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1.3 Declaration of Interest 
A de Beer has expertise in conducting the specialist report relevant to this application, including 
knowledge of regulations and any guidelines that have relevance to the proposed activity. 

A de Beer acts as the independent specialist in this application and will perform the work relating to 
the application in an objective manner, even if this results in views and findings that are not 
favourable to the applicant. 

A de Beer will comply with the Act, regulations and all other applicable legislation and undertakes to 
disclose to the applicant and the competent authority all material information in her possession that 
reasonably has or may have the potential of influencing any decision to be taken with respect to the 
application by the competent authority; and the objectivity of any report, plan or document to be 
prepared by her for submission to the competent authority. 

 

25/10/2021 

 

Figure 1: Site Location in Joostenbergvlakte 
(Source: CapeFarmMapper) 
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2. SPECIALIST REPORT CONTENT AND METHODOLOGY 

 

2.1 Specialist Report Content for this Visual Impact Assessment 
The purpose of this report is to inform the Environmental Assessment Practitioner (EAP) as well as 
the officials at the Western Cape Department of Environmental Affairs and Development 
Planning, evaluating the application for an environmental authorisation, of the visual implications 
of the proposed development on the receiving environment, especially the identified sensitive 
areas and receptors. 

2.2 Methodology 

2.2.1 The sequence of work employed in this Study 
A desktop survey using 1:50,000 topographical survey maps, Google Earth, and CapeFarmMapper 
was undertaken.   

Following the above, a site visit was undertaken (24 September & 6 October 2021) to test the 
conclusions of the terrain analysis, to identify the view catchment, the zone of visual influence 
and the sensitive areas & receptors and to appraise the landscape.  

The assessment will confirm and assess the visual impacts, list mitigation measures for the 
planning & design, construction and operational phases, recommend monitoring requirements / 
guidelines for approval and / or EMP and present a recommendation.  

Lastly, any comments received from the authorities or the interested and affected parties will be 
responded to in the table of comments received. 

2.2.2 Level of Assessment 
The DEA&DP Guidelines (Oberholzer, 2005:11-12) determines the level of assessment according 
to: 

a. The type of environment where development is proposed, and 
b. The type of development that is proposed. 

The type of development proposed falls within Category 4 of the Guidelines which includes, 
“medium density residential development, sports facilities, small-scale commercial facilities / office 
parks, one-stop petrol stations, light industry, medium-scale infrastructure”. The type of 
environment is categorised as “areas or routes of low scenic, cultural, historical significance / 
disturbed” and therefore a moderate visual impact can be expected i.e.: 
 
Note: medium density development is described in the DEA&DP Guidelines as “generally 1 
to 3-storey structures, including cluster development, usually with more than 25% of the 
area retained as green open space” (2005:12). 
 

• Potentially some affect on protected landscapes or scenic resources; 
• Some change in the visual character of the area; 
• Introduces new development or adds to existing development in the area. 
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Due to the above it is our opinion that a Level 3 Assessment will be required to evaluate the visual 
impact of the proposed development on the receiving environment of Joostenbergvlakte & 
Kraaifontein (Oberholzer, 2005:19). 

2.2.3 Written and Drawn Material was made available: 
• Terms of Reference document prepared by DJEC (dated 7 September 2021) 
• Master Plan Rev 12.2 Lucullus Gardens (dated 21 September 2021),  
• Land-use Table Rev 5 illustrating the parcel break down in terms of anticipated land uses 

(dated 3 September 2021), and  
• KMZ file of proposed development prepared by Urban Studio. 
• Draft Lucullus Gardens Development Guidelines prepared by Urban Studio (2021) 
• Draft Lucullus Gardens Land-use Application prepared by Anton Latz Town & Regional 

Planners (2021) 
• A notice of intent to develop (NID) was submitted to Heritage Western Cape on the 16th 

of July 2019 and the response received on the 24thof July 2016 noted that, “there is no 
reason to believe that the proposed Mixed-use Development... will impact on heritage 
resources”. Therefore no further action was required under Section 38 of the National 
Heritage Resources Act (Act 25 of 1999), refer to Addendum B.   

2.2.4 Receiving Site 
The receiving site was assessed as well as areas from where the site appeared likely to be visible, 
adjacent lands, local roads and undeveloped areas. This study was conducted during September & 
October 2021. The weather on the days of the site visit was open and clear and a photographic 
survey of the site and parts of the surrounding areas was carried out. 

2.3 Assumptions and Limitations 
• The information and deductions in this report are based on information received from the 

client, as well as research and fieldwork by the specialist. 
• This report assumes that the information provided by others is correct.  
• This report is based on the information that was available at the time of writing. 
• The perception of visual impact can be highly subjective. Unlike, for instance water 

quality, visual and scenic quality cannot be easily quantified as they tend to be abstract 
and relate to cultural values and perception. 

• There is often a divergence of opinion on what constitutes ‘acceptable’ change, by the 
individual, the community or society in general. 

• The report relies on a combination of 1:50 000 Topocadastral (3318DC), 1:10 000 
Orthophoto (3318DC10), Google Earth and CapeFarmMapper Images. 

 
 
 
  



V I A :  L u c u l l u s  G a r d e n s ,  J o o s t e n b e r g v l a k t e     P a g e  | 13 

Antoinette Raimond Landscape Architectural Consulting                                                                                                                    
October 2021 

 

3. SITE & PROJECT DESCRIPTION 
 

3.1 Site Location Description 
The site is located in Joostenbergvlakte, an area traditionally under farmland and small 
holdings which developed during the 20th century and is characterised by mainly single with 
some double storey dwellings on large erven, within tree clumps to provide shelter. The 
traditional small-scale animal husbandry and market gardening has given way to horse 
paddocks, agri-industry, commercial vehicles, and tourism related activities such as 
restaurants, accommodation and entertainment venues. 

The local area is now bordered to its south by the N1 and its agricultural setting is undergoing 
changes in land use, mainly to residential, and with a new network of roadways. 

 
 
Figure 2: Extent of proposed development north of Joostenbergvlakte  

(Source: Urban Studio overlay on Google Earth, Image dated 2019/04/27) 
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3.2 Proposed Development Description 
As per the Lucullus Gardens Development Guidelines prepared by Urban Studio (2021:4): 
 
“The proposed Lucullus Gardens development is located within the northern residential periphery and 
covers approximately 130ha of the Joostenbergvlakte. The site is designated as a district node & new 
development area within the Draft Northern District SDF (2021).  
 
The site is well positioned in relation to major transport infrastructure, including the Malmesbury 
railway line and the N1-Freeway via Lucullus Road. The proposed Amadeus Road extension further 
provides regional access to Durbanville and beyond.  
 
Lucullus Gardens is envisaged to be a mixed-use development node, integrating an affordable 
residential environment with a state of the art Life Sciences Precinct. The Life Sciences Precinct will 
focus on education & training, pharmaceutical research & development (R&D), production and 
manufacturing. A hospital and medical campus are proposed to further support the Life Sciences 
Precinct.  
 
Development focal areas are further introduced to increase the overall livability of the development 
with retail, market, education, sport and institutional focus areas, to facilitate a sustainable live and 
work environment with both active and passive recreation opportunities”.  
 

 
 
Figure 3: Layout & Indicative Footprint of Proposed Development  

(Source: Urban Studio overlay on Google Earth, Image dated 2019/04/27) 
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4. LEGISLATIVE CONTEXT 
 

The following was extracted from the various Spatial Development Frameworks as well as the 
Lucullus Gardens Land-use Application document compiled by Anton Latz Town & Regional Planning 
(2021): 
 
4.1 Western Cape Provincial Spatial Development Framework (2014)  
The WCPSDF discusses landscape and scenic assets based on a specialist study that was completed 
by Oberholzer & Winter in 2013 (2014:53-55). According to Latz; “the site area of the proposed 
development remains as previously approved and does not involve additional environmental or 
agricultural land. The proposed development is designed to remain sensitive to the surrounding rural 
setting and protected environmental elements in the surrounding area will not be affected. No 
sensitive environmental resources have been identified within the site” (Latz, 2021:7). 
 
4.2 Cape Town Municipal Spatial Development Framework (2018)  
The CTMSDF bases its growth management in the city through four spatial transformation areas 
namely: an urban inner core, incremental growth and consolidation areas (IGC), discouraged growth 
areas and critical natural assets. The site falls within an IGC area and is described as “areas where the 
City is committed to servicing existing communities and where new development will be subject to 
infrastructure capacity” (2018:xiii).  
 
Furthermore, the area is located outside Agricultural Areas of Significance (AAS), protected and 
conserved areas (Core 1), critical biodiversity areas (Core 1: CBA 1a - CBA 2), ecological support area 
(Core 2), other natural areas (Buffer 1), other ecological support areas (Buffer 2), biospheres or 
priority conservation action areas. It is however located, as mentioned above, within an IGC area and 
within the Joostenbergvlakte Cultural Landscape (Map A2 Heritage Resources, 2018:119).  
 
In terms of ASS and with specific reference to Fisantekraal and surrounds (located north of the site), 
“the Department of Agriculture has confirmed that certain sites in this vicinity are no longer of 
agricultural significance” and “consideration would therefore be given to employment-generating 
land uses” (2018:64 & Map 5c Agricultural Areas of Significance, 2018:70). 
 
Even though the site falls within an area classified as Joostenbergvlakte Cultural Landscape no 
further information is given with regards to this categorisation in the CTMSDF (2018), the Draft 
Northern DSDF (2021) or online. In addition a Notice of Intent to Develop (NID) was submitted to 
Heritage Western Cape (HWC) to which HWC responded that since there is no reason to believe that 
the proposed development will impact heritage resources no further action was required (refer 
Addendum B). Also note that Joostenbergvlakte, the section adjacent to the N1 freeway and Lucullus 
Road is not mentioned in the SDNMP of 2003. Having said that the proposed development should 
enhance and celebrate “valuable view corridors, undeveloped ridge lines, heritage assets and 
existing vistas” should any of these be identified during the VIA (2018:67).  
 
From a visual perspective, “the urban design framework has given careful consideration to the 
cultural landscapes regarding appropriate scale and in an appropriate architectural language 
(massing, articulation and texture). The urban design, architectural and landscape guidelines to be 
submitted with” the land-use application will ensure the contextual fit encouraged by the framework 
(Latz, 2021:7-11).  
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In terms of the Spatial Strategy: urban growth management, the site is located between suburban 
Kraaifontein and the rural agricultural landscape of Joostenbergvlakte. Due to the latter careful 
consideration needs to be given to the interface between the proposed development and the rural 
agricultural landscape further east. The MSDF further does not encourage the establishment of any 
new smallholding areas but states that “the character of existing smallholding areas” need to be 
maintained (2018:131). The interface between the proposed development and the existing 
Joostenbergvlakte smallholding areas will therefore also require careful consideration. 
 
Lastly the spatial sub-category “integrate land use, economic and transport planning and support the 
sustainable operation of the integrated public transport network” states that “the city should lobby 
for the prioritisation of the following rail investments: 

• an improved passenger service on the Kraaifontein-Malmesbury railway line; 
• Joostenberg North and South stations” (2018:137). 

The proposed development is therefore in line with and supports what the spatial strategy is 
encouraging in terms of transport planning. 
 

 
 
Figure 4:  The MSDF Spatial Transformation Areas (CT MSDF, 2018:49) 
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4.3 Draft Northern Integrated District Spatial Development Framework (2021)  
The Draft Northern Integrated DSDF wants to accommodate growth within the district through 
targeted intensification and infill development, with specific reference to “the land south of 
Fisantekraal (west of the Lucullus Road link)” i.e. including the proposed site “which offers an 
opportunity for mixed-use development in the form of an employment centre... in closer proximity to 
lower and middle-income settlements” (2021:33). One of the key interventions of the district plan is 
to “link Fisantekraal to the south with an urban footprint via mixed-use development (employment-
generating focus), dependant on bulk services and adequate accessibility.  
 
The properties located north of the Joostenbergvlakte smallholdings, i.e. the area between the 
Malmesbury rail line and the extension of Lucullus Road and south of the Greenville development 
(Fisantekraal) falls within the IGC Areas as noted under item 3.3.2. This specific area creates an 
opportunity to link Fisantekraal with the urban footprint to the west and the south. In addition “two 
rail station positions for a future passenger service along the Malmesbury rail line have been 
conceptually fixed” (2021:76).  
 
Another key intervention is to “protect the Joostenbergvlakte smallholdings from change in land use” 
(2021:36). According to the DSDF the smallholdings south of the site still predominantly 
present a rural character (2021:48). In addition, parts of the site has been classified as part 
of the Joostenbergvlakte Cultural Landscape however, as noted under Item 3.3.2 (CTMSDF) 
no further information is given with regards to this categorisation in the CTMSDF (2018), the 
Draft Northern DSDF (2021) or online.  
 
In the application report for consolidation, rezoning and subdivision Latz states that “the site has 
been designated as a new development area and is located within the urban development edge. 
Support is expressed for the development at higher densities than those which exist in surrounding 
locations, but with due regard for the appropriate transition to surrounding areas, and subject to 
infrastructure availability. There is a requirement to acknowledge and respect the surrounding urban 
environment and the existing character and heritage value of areas of significance“(Latz, 2021: 11-
12); therefore reiterating the CTMSDF’s concerns (2018:131). 
 
Furthermore, the NDSDF illustrates that the site for proposed development has been classified as 
“new development area” as well as a “local node”. Refer to Figure 5 below. The development 
proposal is therefore in line with the envisaged character of the area. 
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Figure 5: Northern Integrated District Plan Extract (Draft NDISDF, 2021:40) 
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With regards to sub-district classification, the site falls within Sub-district 3: (Area east of the 
Malmesbury rail line, south of the R312 and area south of the N1 freeway, and include the Botfontein 
smallholdings, part of Brackenfell, Crammix, Scottsdene, Wallacedene, Bloekombos, Belmont Park, 
Kruisfontein smallholdings, Joostenbergvlakte and area north thereof, Fisantekraal, Greenlands and 
area known as Bella Riva).  The site has a mixed-use intensification designation (Latz, 2021: 13). 

The objective for guiding future development within the Lucullus / Maroela Road Corridor is to 
“protect the Joostenbergvlakte residential estate area” south of the site, and to “encourage 
development to the north of Joostenbergvlakte that responds positively to higher density forms of 
residential development that may include mixed-use development, but also respond positively to 
future rail stations along the Malmesbury line” (2021:99), all of which has been discussed above. 
 
 

 

Figure 6: Sub-district 3 Extract (Draft NDSDF, 2021:104) 
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5. RECEIVING ENVIRONMENT 

 

5.1 Description of the Affected Area and the Scenic Resources 
This section is a description of the existing visual environment that will be affected by the proposed 
mixed-use development. It involves the identification of landscape types, landscape character and 
sense of place, generally based on geology, landforms, topography, hydrology, vegetation cover and 
land use patterns. 

5.1.1 Geology & Landform 
The Joostenbergvlakte area, or plain, has a typical quartzose sandy soil from the Sandveld 
Group. The highest point on the site is along the eastern boundary at approximately 
118mamsl; the lowest is the north-western corner at approximately 98mamsl. The gradient 
along the northern edge, east-west, is approximately 1:70, and along the southern edge, east-
west approximately 1:87. The north-south gradients range between 1:450 and 1:850. 

 
 
Figure 7: Geology and Landform of the Joostenberg ‘plain’  

(Source: CapeFarmMapper with adaptations) 
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5.1.2 Topography and Drainage 
The site is on land which appears fairly flat and open but has gradual undulations and shelter 
planting both limiting clear and open views. A ridgeline, which is located north-east of the site, runs 
in a north-west to south-east direction and limits views from and toward the site from 
Joostenbergvlakte East-Rural and beyond. Another minor ridgeline south of the site limits views 
from the N1 when travelling west towards Cape Town.  
 
The site has a west to west-south-western aspect and therefore also drains in this direction into one 
of the upper tributaries of the Mosselbank River which in turn drains into the Diep River. There are 
no natural watercourses on the site, and no natural wetlands. There are several farm dams fed by 
rainfall and presumably borehole water (TBC by freshwater specialist). 
 

 
 
Figure 8: Topography and Drainage of the Joostenberg ‘plain’  

(Source: CapeFarmMapper with adaptations) 
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5.1.3 Vegetation / Landscape Cover 
The site has been completely transformed due to farming and little natural vegetation (Cape Flats 
Sand Fynbos) has remained. This type of fynbos has been classified as critically endangered and is 
the most transformed of the sand fynbos types (Rutherford & Mucina, 2006:139-140). It would be 
prudent to incorporate these plant species in the landscape palette if practically possible.  
 

 
 
Figure 9: Vegetation & Protected Areas of the Joostenberg ‘plain’  

(Source: CapeFarmMapper with adaptations) 
 
The site is a matrix of open land, arable land, and lines and groups of trees; the trees are mainly on 
or close to the eastern boundary. There are no protected landscapes, critical biodiversity areas, 
ecological support areas or conservation areas within the site that would be impacted upon by the 
proposed development.  
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Figure 10:  Agriculture and Agricultural Infrastructure of the Joostenberg ‘plain’  
(Source: CapeFarmMapper with adaptations) 

 
Figure 10 shows planted pastures and grains on the northern portion of the site, shade netting and 
tunnels around the centre of the site and vegetables and other crops on the southern portion of the 
site.   
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5.1.4 Settlement Patterns 
The site extends for just over 130ha and is approximately regular in shape, aligned almost north-
south. Its southern edge borders existing small-holdings, its eastern edge borders existing 
smallholdings and agriculture; its northern edge border vacant land, and its western edge borders 
the existing gravel surfaced Canary Street, leading north to Fisantekraal. 
 

 
 
Figure 11:  Contextual Informants (Source: Urban Studio, 2021:10) 
 
As per the Lucullus Gardens Draft Application Report dated September 2021 and prepared by Anton 
Lotz Town and Regional Planning the Draft Northern Integrated District Spatial Development 
Framework states that “the site has been designated as a new development area and is located 
within the urban development edge. Mixed-use intensification is encouraged at the proposed local 
node including office and retail, business and commercial, institutional and social facilities and high-
density residential development, dependant on access management and bulk infrastructure 
availability and in line with the TOD Strategic Framework” (2021:12).  
 
Although the CoCT supports development north of the small holdings at higher densities it does 
advise that due regard should be given to an appropriate transition to the surrounding areas. 
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5.1.5 Visibility 

5.1.5.1 View Catchment 
The visibility of the project is based on the geographic area from which the project will be visible, or 
view catchment area. However, the actual zone of visual influence of the project may be smaller 
because of screening by existing trees and buildings. 
 
The view catchment area for the site is approximately 4 - 5km in extent and is defined by the 
topography of the region. Receptors west of the site, located on a north-west, west and south 
western aspect (i.e. facing the development) are most exposed to the proposed development.  

 
 
Figure 12: View Catchment based on Topography  

(Source: CapeFarmMapper with adaptations)  
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5.1.5.2Zone of Visual Influence 
The actual zone of influence is limited due to: 

• the existing vegetation surrounding the site and which is characteristic of the plain; and 
• its proximity to public roads. 

The zone of visual influence is limited to the north east, east and south east due to a ridgeline 
running in a north-west south-east direction to the east of the site. Visibility is also limited to the 
east and south-west due to existing development (buildings & trees) as well as another minor 
ridgeline south of the site. 

The Visual Constraints Study stated that “the site is moderately visible to the north and north-west 
where vacant land and land used for agricultural purposes is located. The site is moderately visible to 
the east and north-east where the neighbourhoods of Kraaifontein and Uitzicht are located”. 
However, during a second site visit it was determined that views from many of these 
neighbourhoods are screened by existing development.  For example, only the houses / apartments 
of Buh Rein Estate immediately adjacent to the railway line have views towards the site. In addition, 
Buh Rein Estate will screen the proposed development from other neighbourhoods within 
Kraaifontein. Similarly, the site will not be visible from most parts of Okavango Road because of 
existing development west of it. Parts of Pinehurst and Uitzicht will have long distance views 
towards the site but this will also reduce in time due to development east of Okavango Road. 

 

Figure 13: Updated Zone of Visual Influence based on Topography & Site Observations 
(Source: CapeFarmMapper with adaptations)  
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5.1.5.3 Visual Absorption Capacity 
Visual Absorption Capacity (VAC) is defined as the landscape’s ability to absorb physical changes 
without transformation in its visual character and quality. This depends on the following 
characteristics of the environment: 
• The density and distribution of similar developments in an area; 
• The similarity between existing features and the new feature to be introduced; 
 
Other factors that may also influence visual absorption capacity relate to the setting of the proposed 
development in the landscape. A landscape may offer VAC on grounds of colour, texture and 
topography, where the background against which the development is set may assimilate the 
development to a certain degree. The foreground, which is formed by the distance between the 
observer and the development, plays an important role to either screen the development or create a 
visual buffer. 
 
For example, grassland and croplands have a low visual absorption capacity (VAC) whereas parkland 
and plantations have a high VAC. Similarly, rural areas have generally a low VAC whereas urban 
areas have a high VAC (refer Figure 14). 

 
 
Figure 14: Degrees of Visual Absorption Capacity  

(Source: Oberholzer, 2011:88) 
 
The site itself can be categorized as rural cropland however; Joostenbergvlakte (south) and 
Kraaifontein (west) can be categorized as rural parkland or suburban neighbourhoods respectively. 
The landscape itself is undulating with minor ridgelines running south and east of the site. The VAC is 
therefore moderate i.e. partial screening provided by topography, vegetation ad structures in the 
landscape.  
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5.1.6 Visually Sensitive Areas & Receptors 
 

 

 

 

 

An area, viewer or viewer group can be affected by visual change. In this section we distinguish 
between visually sensitive areas (i.e. a landscape with a particular character) and visually sensitive 
receptors (i.e. a node or route affecting a viewer or viewer group). Visually Sensitive Areas and 
Receptors have been updated after the second site visit. 
 
Visually Sensitive Areas include the cultivated landscape east of the site also referred to as the 
Joostenbergvlakte Cultural Landscape and sections of the upper tributaries of the Mosselbank River. 
The Joostenbergvlakte Cultural Landscape has been re-classified as having a low sensitivity due to 
the way the agricultural theme has been incorporated into the north-eastern section of the site, 
because of the vision for this area as set out in the Draft Northern District Integrated Spatial 
Development Framework (2021) and because of the minor ridge line east of the site limiting views 
from this receptor. The upper tributaries of the Mosselbank River has been classified as having a 
low sensitivity partly because of the distance between the receptors and the proposed development 
and partly because views from it will largely be screened by topography, vegetation and existing 
structures. 
 
Visually sensitive receptors include the apartments of Buh Rein Estate immediately adjacent to the 
railway line, Joostenbergvlakte smallholdings, parts of the suburbs of Pinehurst and Uitzicht, the 
Malmesbury railway line, the N1 freeway, Okavango Road, the Klipheuwel (R302) and R312 regional 
roads.  
 
The apartments of Buh Rein Estate immediately adjacent to the railway line, has been classified as 
highly sensitive due to the proximity to the site and the exposure to the site (no development or 
other significant vegetation between the two). The Joostenbergvlakte small holdings have been 
classified as moderately sensitive due to the increased traffic via Lucullus and other roads towards 
the site. Even though it is located immediately adjacent to the site the existing structures and 
mature vegetation will screen the proposed development. 
 
Parts of the suburbs of Uitzicht and Pinehurst has been re-classified as receptors with a low 
sensitivity due to the distance between it and the proposed development as well as existing and 
proposed development between Okavango Road and the railway line. The Malmesbury railway line 
has been classified as moderately sensitive. Although it is located in close proximity to the site the 
proposed development would not constitute a negative impact on views from the line especially if 
the site and station forecourts are well integrated. The N1 national road, Okavango Road, the 
Klipheuwel (R302) and R312 regional roads all remain classified as receptors with a low sensitivity 
generally due to the distance between the routes and the proposed development and also because 
existing topography, existing structures and vegetation will screen most of the views towards the 
development.  
 

The level of visual impact considered acceptable is dependent on the type of receptors. 

• High sensitivity –  e.g. residential areas, nature reserves and scenic routes or  trails; 

• Moderate sensitivity –  e.g. sporting or recreational areas, or places of work; 

• Low sensitivity –  e.g. industrial, or degraded areas. 
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Figure 15: Updated Visually Sensitive Areas & Receptors 
  (Source: CapeFarmMapper with adaptations) 
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5.1.7 Landscape Compatibility 
The significance of the visual impacts of the proposed development is a function of its compatibility 
with the current landscape. Landscape compatibility can be defined as follows: 

• Low compatibility - Noticeable change or conflicts with the surroundings; 
• Moderate compatibility - Partially fits into the surroundings, but clearly noticeable; and 
• High compatibility - Minimal change or blends in well with the surroundings. 

 
The proposed development is situated on land zoned as Agriculture which is intended for an 
agricultural land use associated with Joostenbergvlakte. However, the Cape Town Municipal Spatial 
Development Framework (2018) and well as the Draft Northern Integrated Spatial Development 
Framework (2021) earmarks this area for ‘incremental growth and consolidation’. As a consequence, 
the proposed development is likely to be moderately compatible with the nearby urban land uses. 
This compatibility with the current landscape is likely to further increase with the proposed 
development of the Darwin Housing Scheme and the Greenville Garden Cities Village. 

5.1.8 Project Alternatives 
 
In terms of the Environmental Impact Assessment Regulations (2014), alternatives should be 
considered in the impact assessment process. In the context of this VIA, the following alternatives 
were considered: 
 
Location:  No other location alternatives were considered in this VIA as the project site has 

specifically been earmarked by the CoCT for ‘incremental and consolidated growth’; 
Layout:  While the EIA Report will consider two layout alternatives (?), this VIA has only 

considered the preferred layout and the no-go alternative.  
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5.1.9 Viewpoints 
A viewpoint can be defined as a place from where the proposed development / amendment is 
visible and represents specific conditions. They therefore have to fall within the below criteria: 
 
1. fall within the zone of visual influence (ZVI), 
2. be a main or important view towards the proposed development; 
3. they are most likely to be significantly affected by the proposed development; 
4. be a key viewpoint (i.e. tourist route or attraction, settlement, place of recreation, historic site / 
element). 
 
In addition viewpoints should ideally: 
1. represent a variety of distances, aspects and elevations, 
2. demonstrate a variety of visible extent; 
3. be representative of a range of views and viewer types that will experience the proposed 
development / amendment, 
4. be representative of a range of character types. 

The following viewpoints have been established: 

 

Figure 16: Identified Viewpoints (Source: Google Earth) 
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Table 1:  Viewpoints Coordinates, Altitude & Description 

5.1.7.1 Viewpoint 1 

 

Image 1: Viewpoint 1 (photograph taken by author) 

This viewpoint is located on the corner of Canary Road and Blue Crane Street; looking north down 
Canary Road. It will become one of the main routes towards the proposed development and would 
need to be upgraded to accommodate the additional traffic. The apartments of Buh Rein Residential 
Estate are visible on the left and the cultivated landscape of the existing site is visible on the right. 
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Image 2: Viewpoint 1: View towards the east (photograph taken by author) 

 

Image 3: Viewpoint 1: View towards the west (photograph taken by author) 

Visual Exposure: high; it will be clearly noticeable to the viewer. 

Visual Intrusion: moderate; fits into the surroundings but clearly visible. 
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5.1.7.2 Viewpoint 2 

 

Image 4: Viewpoint 2 (photograph taken by author) 

This viewpoint is located along Canary Road looking south. It will become one of the main routes 
towards the proposed development (from Fisantekraal and the proposed Greenville Garden Village 
development) and would need to be upgraded to accommodate the additional traffic. The rural 
nature of the proposed site is evident.  

 

Image 5: Viewpoint 2: View towards the east (photograph taken by author) 

 

Image 6: Viewpoint 2: View towards the west (photograph taken by author) 

Visual Exposure: high; clearly noticeable to the viewer. 

Visual Intrusion: high; results in noticeable change. 



V I A :  L u c u l l u s  G a r d e n s ,  J o o s t e n b e r g v l a k t e     P a g e  | 35 

Antoinette Raimond Landscape Architectural Consulting                                                                                                                    
October 2021 

5.1.7.3 Viewpoint 3 

 

Image 7: Viewpoint 3 (photograph taken by author) 

This viewpoint is located on the corner of Kolgans and Crow Street. Kolgans Street and would need 
to be upgraded to accommodate additional traffic. This is a higher point on the site which currently 
has long distance views of Table Mountain. These views will be lost once the development has been 
constructed. The rural nature of the proposed site is evident. 

Visual Exposure: high; clearly noticeable to the viewer. 

Visual Intrusion: high; results in noticeable change. 

5.1.7.4 Viewpoint 4 

 

Image 8: Viewpoint 4 (photograph taken by author) 

This viewpoint is located on the corner of Kolgans Street and Red Hill Road, looking west towards 
Tygerberg Hills. This road will also need to be upgraded to accommodate additional traffic. Existing 
mature trees on the site is visible on the left. These trees, which make a positive contribution to the 
landscape, should be retained within the new development wherever practicably possible.  

Visual Exposure: moderate; it will be recognisable to the viewer. 

Visual Intrusion: moderate; fits into the surroundings but clearly visible. 
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5.1.7.5 Viewpoint 5 

 

Image 9: Viewpoint 5 (photograph taken by author) 

This viewpoint is located along Lucullus Road looking north. It shows the interface between the 
existing site and the smallholdings east of the site. Lucullus Road would need major upgrades for this 
or any other future development north of the existing Joostenbergvlakte smallholdings. Many 
smallholdings are fenced in with impermeable fencing (as shown above) which creates hard and 
sterile interface with road users. The development has the opportunity to drastically improve the 
interface with the smallholdings along Lucullus Road. 

Visual Exposure: moderate; it will be recognisable to the viewer. 

Visual Intrusion: low; it will blend in well with the surroundings. 

5.1.7.6 Viewpoint 6 

 

Image 10: Viewpoint 6 (photograph taken by author) 

This viewpoint is located on the corner of Amadeus Drive and Narvik Street; the entrance to Avalon 
Residential Estate. It illustrates that at this distance very little will be visible of the proposed 
development. 

Visual Exposure: low; it will not be particularly noticeable to the viewer; 

Visual Intrusion: low; it will blend in well with the surroundings. 
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6. POTENTIAL VISUAL IMPACT OF THE PROPOSED DEVELOPMENT 
 

These visual impacts will be assessed based on a synthesis of criteria (nature of impact, extent, 
duration, probability, intensity, level of significance and significance after mitigation) as defined by 
the NEMA regulations. The nature of the visual impacts will be the visual effect the activity would 
have on the receiving environment. Refer to Addendum C for an explanation of the criteria 
used in the assessment below. 
 
The following section presents a brief discussion of the potential visual impacts associated with the 
proposed development in the construction and operational phases. A summary of these potential 
impacts is provided in Table 2. 
 

6.1 Construction Phase: 
The following visual impacts may occur during the construction phase: 

6.1.1 Change in Landscape Character 
The landscape character of the area would be altered by the density and the scale of this 
development however, it was established that it was not of high scenic value. Similarly the proposed 
development would cause a loss of agricultural ‘sense of place’ especially in relation to the wider 
Joostenbergvalkte Cultural Landscape. However, it is also an area categorised as a ‘new development 
area with local node’ (2021.40) and an ‘incremental growth and consolidation area’ (2021:76, 99 & 
104). 
 
To mitigate the change in landscape character the groups / clumps and lines / avenues of trees 
which make a positive contribution to the landscape should be retained within the new 
development. In addition, an appropriate interface between the development and the a) apartments 
on the Buh Rein Estate immediately adjacent to the railway line, b) Joostenbergvlakte smallholdings 
(south & east), and c) Joostenbergvlakte Cultural Landscape needs to be provided. The project does 
present the opportunity to achieve an urban design solution of high quality, providing a 
neighbourhood for living and working, along with designed open spaces. 
 
The development site is within the urban edge zone and will become the new interface with the 
rural landscape of the Joostenbergvlakte Cultural Landscape. The clearance of the development site 
(even if phased) will result in the permanent loss of this largely rural landscape. While the 
development site is not of high scenic value, the intensity of the impact is likely to be moderate for 
people who look onto the site, for who the rural landscape is likely less important than the loss of 
‘sense of place’. With the implementation of the recommended mitigation measures contained in 
Table 3, which focus on the screening the development site from sensitive receptors, the significance 
of this impact is likely to remain medium. 

6.1.2 Visual Intrusion of Construction Activities & Associated Traffic on Sensitive 
Receptors & Areas 
Several visually sensitive areas and receptors have been identified (refer Item 4.1.6) however only 
the moderate and highly sensitive receptors will be assessed. They include: the apartments of Buh 
Rein Estate immediately adjacent to the railway line (highly sensitive), the Joostenbergvlakte small 
holdings (moderately sensitive) and the Malmesbury railway line (moderately sensitive).  
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The apartments of Buh Rein Estate and the smallholdings of Joostenbergvlakte are sensitive due to 
their close proximity to the proposed development. Furthermore, Buh Rein Residential Estate is a 
very recent development and residents facing the site, (especially those living on the third storey), 
would experience a change in view from cultivated landscape (crops and tunnels) to a mixed-use 
development which will cause a change to the sense of place. Residents of the Joostenbergvlakte 
smallholdings directly to the south and east are also in close proximity to the site (some immediately 
adjacent to it) but the majority of the dwellings are surrounded by trees; visually enclosing them.  
 
“The common pattern” within the rural landscape “is that the farmsteads and their outbuildings” (or 
in this case residential dwellings and their outbuildings) “are places within clumps of trees. This 
pattern was established in the early years of colonial settlement. It has obvious climatic advantages, 
providing both shade and protection from wind” (Todeschini et al, 1989). Therefore they will be 
indirectly impacted by the adjacent change in landscape character i.e. from cultivated landscape to a 
peri-urban / urban landscape. 
 
Most of these receptors would be aware that there are several recent new developments in this 
area, and that the land character has already been subject to change. The proposed development 
would be at a similar density but at a measurably larger scale over a greater area. Similar to Item 5.1, 
it is important that an appropriate interface between the development and the sensitive receptors 
mentioned is provided.  
 
During the construction period, there will be construction activities, such as earthworks and building, 
and an increase of heavy construction vehicles which can be deemed by some sensitive receptors as 
visually intrusive or unsightly. These visual impacts can be exacerbated by an untidy construction 
camp, and litter being blown around the site. With the implementation of the recommended 
mitigation measures, which focus on keeping the site neat and tidy, the significance of this impact is 
likely to remain medium. 
 

6.2 Operational Phase: 
The following visual impacts may occur during the operational phase: 

6.2.1 Visual Intrusion on Sensitive Areas & Receptors 
Several roads around the site will be either extended or widened and extended around the site. 
These include Zandvliet and Amadeus Drive across the railway line and well as the future east-west 
link road between the site and the proposed Greenville Garden Cities development north of the site. 
Canary (west of site) and Lucullus (east of site) Roads will also need to be widened and the latter 
extended as well. Kiewiet and Swallow Street would also be extended across the site.  
 
All these routes will carry increased traffic and the receptors working close to them will be affected 
by the widening and increased traffic. The impact will be prolonged if a phased development will be 
implemented i.e. negative visual impact extended over time. Many of the roads within the 
Joostenbergvlakte smallholding area will be upgraded with more traffic will have a negative impact 
on residential areas, but there would be neutral impact on the local commercial enterprises within 
this area. 
 
According to the development guidelines prepared by Urban Studio, the proposed development is 
envisaged to be a mixed-use development node, integrating an affordable residential environment 
with a state of the art Life Sciences precinct. The Life Sciences Precinct will focus on education & 
training, pharmaceutical research & development (R&D), production and manufacturing. A hospital 
and medical campus are proposed to further support the Life Sciences Precinct (2021:4). 
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As shown with the viewshed and zone of visual influence, this could potentially be visible from a 
relatively large area. Note however that the view onto this development may be obstructed by 
vegetation, buildings, and other infrastructure. Furthermore, the majority of the areas looking down 
onto the site are a fair distance from the project site (>1 km). As a consequence, the intensity of the 
visual impact is likely to be medium without mitigation, and low with mitigation. Mitigation in this 
situation focuses on screening the development site as far as possible to minimise the visual 
intrusion. 

6.2.2 Night Light 
Due to the change in landscape character from cultivated landscape to urban the additional night 
light from upgraded and new roads as well as residential and institutional buildings will affect 
identified sensitive areas and receptors. Night light with regards to the interface between the 
proposed development and the existing Joostenbergvlakte Cultural Landscape would need to be 
carefully considered. 
 
The proposed development will have street lighting, lighting on and around the new buildings and 
associated security lighting, which can result in a visual impact for residential areas that look onto 
the site. Given that the development site is located adjacent to an urbanised landscape, with similar 
levels of lighting at night, the magnitude of the impact is likely to be medium without mitigation, and 
low with mitigation. Mitigation in this situation would focus on reducing the lighting spill offsite as 
far as possible to minimise the visual intrusion. Furthermore, the majority of the areas looking down 
onto the site are a fair distance from the project site (>1 km). 
 

6.3 No-go Alternative 
The No-Go Alternative is the option of not implementing / constructing the proposed activity / 
development and will result in the status quo being maintained i.e. erven will continue to be farmed, 
serve as residential dwellings or small businesses such as event venues and nurseries.  
 

6.4 Potential Cumulative Impacts Identified 
As mentioned previously, the site is part of a larger area earmarked for ‘incremental growth and 
consolidation’, and the clearance and subsequent development of the site will result in the 
permanent loss of this rural landscape. As a consequence, the development of this site will add 
cumulatively to loss of rural landscape in the greater Joostenbergvlakte Cultural Landscape area.  
 
While this will result in a change in the ‘sense of place’ for those areas that look onto the site, the 
intensity of the impact is likely to be medium as the site is immediately adjacent to development of a 
similar scale and density, and it was established that the site was not of high scenic value. 
Furthermore, the site currently offers limited agricultural value, and may be perceived by people 
living and working in the area as potential security risk. As a consequence, the development of the 
site could result in additional security, which could be of benefit to local residents and business 
owners. 
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Table 2:  Summary of Potential Visual Impacts  

Development 
Phase 

Nature of 
Activity 

Potential 
Impact / Risk 

Impact Assessment Factors Probability Significance 
without 

mitigation 

Impact Assessment Factors Probability Significance 
with 

mitigation 

Construction  Site clearance 
activities 

Change in 
landscape 
character 

Extent Local Highly 
probable 

Medium Extent Local Highly 
probable 

Medium 

Duration Short-term Duration Short-term 

Intensity Medium 
 

Intensity Medium 
 

Construction Construction 
activities & 
associated 

traffic 

Visual 
intrusion of 
construction 
activities & 
associated 
traffic on 
sensitive 

receptors & 
areas 

Extent Local Highly 
probable 

Medium Extent Local Highly 
probable 

Medium 

Duration Short-term Duration Short-term 

Intensity Medium Intensity Medium 

Operational New urban 
development 
& associated 

traffic 

Visual 
intrusion of 

urban 
development 
& associated 

traffic on 
sensitive 

receptors & 
areas 

Extent Local Highly 
probable 

Medium Extent Local Probable Low 

Duration Medium-term Duration Medium- term 

Intensity Medium Intensity Low 

Operational Night light Lighting at 
night 

Extent Regional Definite Medium Extent Regional Definite Low 

Duration Permanent Duration Permanent 

Intensity Medium Intensity Low 
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7. RECOMMENDED MANAGEMENT ACTIONS 
 

This Environmental Management Programme (EMPr) addresses the management of potential 
environmental impacts related to the proposed Lucullus Gardens Mixed-use development. The EMPr 
is used for managing, mitigating, and monitoring of the environmental impacts associated with 
construction, operational phases of the proposed development. 

7.1 Objectives 
The key objective of the visual management plan is to avoid or to minimise the negative visual 
impacts as a result of the proposed development, and where possible to enhance the positive. 

7.2 Environmental Management and Mitigation Measures Identified 
A summary of the identified mitigation measures is presented in Table 3 below. 
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Activity Phase Detailed Mitigation Measures Mitigation 
Type 

Standards to be Achieved Responsible Person 

Loss of rural 
landscape ‘sense 
of place’ 

Planning / 
Design 

• Identify & retain mature tree clumps & lines which make a positive 
contribution to the landscape where practicably possible. 

• Establish traditional patterns of planting where appropriate with 
suitable species. 

• Berm and dam features may be incorporated in a manner which is 
sensitive to natural landform. 

• Careful consideration should be applied to the parking of vehicles – 
as far as possible visiting vehicles should be parked in the shade, or 
screened behind berms or hedges, to prevent reflected glare from 
wind shields. Parking areas should be unobtrusive and surfaced 
with exposed aggregate or clay brick rather than asphalt. 

• A Landscape Development Plan must be prepared by a SACLAP 
registered Landscape Architect for each precinct or each phase of 
the project to illustrate the mitigation measures at a scale of 1.500 
/ Sketch Plan level.   

Minimise Softening & screening of 
proposed development to 
reduce impact of change 
from rural to urban 
landscape. 

Professional team 

Visual intrusion 
on sensitive 
areas & 
receptors 

Planning / 
Design 

• Create a positive landscape (softening & screening) & built (mass & 
height) interface between  
a) development and apartments on Buh Rein Estate,  
b) Joostenbergvlakte smallholdings & 
c) Joostenbergvlakte Cultural Landscape. 

• Allow for tree planting along all major roads (Lucullus, Canary, 
East-West Link Road, Amadeus & Zandvliet Road) towards the site 
and either on both sides or along one side (if the latter, preferably 
along the north-facing facades for roads running in a west-east 
direction). 

• Allow for tree planting along the railway line (even if this needs to 
be within the Canary Road or railway line road / rail reserve) where 
practicably possible. 

• Sections must be prepared by SACLAP registered Landscape 
Architect for each precinct or each phase of the project (where it 
interfaces with either the Buh Rein Estate, Joostenbergvlakte 
smallholdings or the Joostenbergvlakte Cultural Landscape) to 
illustrate the mitigation measures at a scale of 1.100 level.   
 

Minimise Reduce visual impact on 
sensitive areas & receptors. 

Professional team 
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Lighting at night Planning / 
Design 

• Avoid light ‘pollution’ by reducing lighting to the minimum 
necessary (especially along the north-eastern interface). Lighting is 
to be discrete, and well-integrated into the design proposal. In 
addition: 
a) Light sources must be shielded to reduce light spillage, 
b) Up-lighting onto the outer sides of the buildings must be used 

sparingly (along the north-eastern interface), 
c) Shielded down-lights must be used on all open public areas, 

and 
d) No spotlights should be allowed (only motion sensor security 

lighting where 
absolutely necessary) 

Minimise Reduce visual impact on 
sensitive areas & receptors. 

Professional team 

  

Loss of rural 
landscape ‘sense 
of place’ 

Construction • Protect all mature trees to be retained on site in terms of 
arboricultural needs, watering requirements, appropriate fencing 
and protection of roots. 

• Tree planting to commence as soon as road construction / 
widening has been completed. 

Minimise Screening of construction 
site / as per CEMP. 

ECO 

Construction 
activities 

Construction • Screening of construction site as well as site camp using 1.8m high 
shade cloth fence. 

• Construction site to be kept neat and tidy at all times 
• Provision of sufficient number of refuse bins around the 

construction site, and 
• Designated person to clean up litter at the end of each day. 

Minimise Construction site is neat 
and tidy / as per CEMP. 
 
No litter at the construction 
site / as per CEMP. 

ECO 

  

Landscape & 
stormwater 
maintenance 

Operational • Ensure proper landscape maintenance is done for a minimum of 
12-months to ensure proper landscape establishment (especially as 
this would pertain to trees). 

• Ensure proper maintenance of the stormwater system including 
detention ponds, swales and other infrastructure (especially as it 
pertains to the interface with Canary Road / Buh Rein Estate).  

Minimise Landscape is maintained 
and trees are established 
and providing the screening 
and softening as envisaged. 

Developer / HOA / 
Management Company / 
Facilities manager 

Lighting at night Operational • Lighting shall be pointed downwards and inwards Minimise  Developer / HOA / 
Management Company / 
Facilities manager 

 

Table 3:  Summary of Environmental Management & Mitigation Measures  



V I A :  L u c u l l u s  G a r d e n s ,  J o o s t e n b e r g v l a k t e     P a g e  | 44 

 

Antoinette Raimond Landscape Architectural Consulting                                                                                                                    
October 2021 

 

8. CONCLUSION & RECOMMENDATIONS 
 

It was established that the type of development falls within Category 4 of the Guideline for 
involving Visual & Aesthetic Specialists in EIA processes (2005), and the type of environment is 
categorised as “areas or routes of low scenic, cultural, historical significance / disturbed”. Therefore a 
moderate visual impact was expected. 
 
It was noted that the proposed development is in line with the Western Cape Spatial Development 
Framework (2014), the Cape Town Municipal Spatial Development Framework (2018) and the 
Northern District Draft Integrated Spatial development Framework (2021). 
 
The view catchment area for the site is approximately 4 - 5km in extent and is defined by the 
topography of the region. Receptors west of the site, located on a north-west, west and south 
western aspect (i.e. facing the development) are most exposed to the proposed development. The 
zone of visual influence is limited to the north east, east and south east due to a ridgeline running in 
a north-west south-east direction to the east of the site. Visibility is also limited to the east and 
south-west due to existing development (buildings & trees). The landscape itself is undulating with 
minor ridgelines running south and east of the site. The VAC is therefore moderate i.e. partial 
screening provided by topography, vegetation ad structures in the landscape. 
 
The apartments of Buh Rein Estate immediately adjacent to the railway line, has been classified as 
highly sensitive due to the proximity to the site and the exposure to the site (no development or 
other significant vegetation between the two). The Joostenbergvlakte small holdings have been 
classified as moderately sensitive due to the increased traffic via Lucullus and other roads towards 
the site. The Malmesbury railway line has been classified as moderately sensitive. Although it is 
located in close proximity to the site the proposed development would not constitute a negative 
impact on views from the line especially if the site and station forecourts are well integrated.  
 
The proposed development is situated on land zoned as Agriculture which is intended for an 
agricultural land use associated with Joostenbergvlakte. However, the Cape Town Municipal Spatial 
Development Framework (2018) and well as the Draft Northern Integrated Spatial Development 
Framework (2021) earmarks this area for ‘incremental growth and consolidation’. As a consequence, 
the proposed development is likely to be moderately compatible with the nearby urban land uses. 
This compatibility with the current landscape is likely to further increase with the proposed 
development of the Darwin Housing Scheme and the Greenville Garden Cities Village. 
 
Six viewpoints was established and assessed and three visual impacts were identified, a) change in 
landscape character, b) visual intrusion on sensitive areas and receptors, and c) night light. 
 
During the construction phase it was established that site clearance, construction activities & 
associated traffic would cause a moderate visual impact before mitigation and remain moderate 
after mitigation. During the operational phase it was established that the new urban development 
with associated traffic and night light would have a moderate visual impact before mitigation and a 
low visual impact after mitigation. 
 
From a visual perspective the development should be endorsed on condition that the visual impact 
of the proposal is mitigated sufficiently, as per the planning, design & detail considerations, 
mitigation measures and recommendations as set out in this document.   



V I A :  L u c u l l u s  G a r d e n s ,  J o o s t e n b e r g v l a k t e     P a g e  | 45 

Antoinette Raimond Landscape Architectural Consulting                                                                                                                    
October 2021 

 

REFERENCES 
 

Chief Directorate Surveys and Mapping. (2010) Topographical Map. 9th Ed. 3318DC. Scale 
one in fifty thousand. Pretoria: Government Printer. 

Chief Directorate Surveys and Mapping. (2014) Orthophoto. 3318DC10. Scale one in ten 
thousand. Pretoria: Government Printer. 

Latz, A. 2021. Draft Lucullus Gardens Land-use Application. Cape Town: Anton Latz Town & Regional 
Planners. 

Mucina, L. and Rutherford, M.C. (Eds) 2006.The vegetation of South Africa, Lesotho and 
Swaziland. Pretoria: Strelitzia 19, South African National Biodiversity Institute. 

Oberholzer, B. 2005.Guideline for involving Visual & Aesthetic Specialists in EIA processes: 1st 
Ed1. CSIR Report No ENV-S-C 2005 053 F. Republic of South Africa, Provincial Government of 
the Western Cape, Department of Environmental Affairs & Development Planning, Cape 
Town. 

Oberholzer, B. 2011.Reading the Landscape. 2nd Ed. Landscape Notebooks.  

Todeschini, F; Japha, D; Japha, V; (1989) Franschhoek: Guidelines for Conservation and 
Development, prepared for the Franschhoek Trust  

 
South Africa. City of Cape Town Municipality (2018). Cape Town Municipal Spatial 
Development Framework. Cape Town: Provincial Government of the Western Cape. 
 
South Africa. City of Cape Town Municipality (2021). Draft Northern Integrated District Spatial 
Development Framework. Cape Town: Provincial Government of the Western Cape. 
 
South Africa. Western Cape Department of Environmental Affairs and Development 
Planning (2014).Western Cape Provincial Spatial Development Framework. Cape Town: 
Provincial Government of the Western Cape. 
 
Urban Studio. (2021). Draft Lucullus Gardens Development Guidelines. Cape Town: Urban Studio. 
  



V I A :  L u c u l l u s  G a r d e n s ,  J o o s t e n b e r g v l a k t e     P a g e  | 46 

Antoinette Raimond Landscape Architectural Consulting                                                                                                                    
October 2021 

 

ADDENDUM A 
 

CURRICULUM VITAE: ANTOINETTE DE BEER 
Antoinette de Beer graduated as a landscape architect from UCT in 2010 and started her own 
business, ARLA Consulting, in 2012. She aims to design integrated, multi-functional, resilient yet 
stimulating SPACES for PEOPLE that capture the expression of culture within a community and that 
celebrate its CONTEXT. To this end she regularly collaborates with, and is inspired by, other 
professionals, specialists and NPO’s. She often teaches on a part-time basis at the Cape Peninsula 
University of Technology and enjoys mentoring students.  
 
She is a registered professional landscape architect with the South African Council for the Landscape 
Architectural Profession (SACLAP) and has fourteen (14) years of landscape architectural experience 
(of which 9-years post-registration experience). She has been a member of the Institute for 
Landscape Architecture in South Africa (ILASA) from 2010 and the elected president of the institute 
from 2013 – 2015. During her term as president she represented the institute at the 2nd 
International Federation of Landscape Architects (IFLA) Africa Symposium in Abuja, Nigeria. She has 
been a member of the Society for Architects, Planners, Engineers and Surveyors+ (APES+) since 2012 
and enjoys the collaborative nature of the association. 
 
PROFESSIONAL QUALIFICATIONS 
Certificate Fundamentals of Project Management (UCT), 2011 
Master of Landscape Architecture (UCT), 2010 
Certificate Architectural & Urban Conservation (UCT), 2010 
BL(Hons) Landscape Architecture (UP), 2004 
BTech Environmental Management (CPUT), 2003 
 
REGISTRATION 
(SACLAP) South African Council for the Landscape Architectural Profession  
Professional Landscape Architect: No. 20218 (Registration Year: 2012) 
 
EXPERIENCE 
2012 – PRESENT Director:   
ARLA Consulting Pty (Ltd): private landscape architectural and environmental planning practice 
2011 -2012  
Candidate Landscape Architect: EPLA Consulting CC: sub-consultant to a landscape architectural and 
environmental planning practice 
2007 – 2010  
Senior Landscape Architectural Technologist at OvP Associates CC: Architects, Landscape Architects 
& Environmental Planners 
2005 Junior Landscape Architectural Technologist at De Villiers Turner CC: Landscape Architects 
 
MEMBERSHIP  

• Immediate Past President of the ILASA (2015 - 2016) 
• President of the ILASA (2013 - 2015) – NEC Chair 
• ILASA 2014 Conference LOC Chair – Organising the Bi-annual National Conference (2013 – 

2014) 
• ILASA President Designate (2012-2013) – NEC Vice-chair 
• ILASA Treasurer (2011-2013) - ILASA Financial Management 
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• International Federation of Landscape Architects 2012 World Congress LOC member (2009-
2012) – International Liaison  

• Member of APES (Architects, Planners, Engineers & Surveyors Society; 2012 - current) 
• Member of ILASA (2010 – current) 

 
TEACHING & EXTERNAL EXAMINATION: 
Part-time Lecturing at Cape Peninsula University of Technology (CPUT): 

External Examiner:  various subjects (1st year to 4th year) from 2014- current. 
Second Semester 2018:   Draughting Software and Construction Detailing 2nd year  
Second Semester 2017:  Integrated Design Studio 1st year 
First Semester 2016:   Landscape Technology & Plant Material Studies 3rd year 
Second Semester 2015:   Applied Mathematics & Introduction to Design Foundation Year  

AutoCAD and Construction Detailing 2nd year  
 

Mentorship of several 4th year students during the design development stages of their mini-thesis. 
 
Part-time Lecturing at University of Cape Town (UCT): 
Second Semester 2013:   Teaching Landscape Design to Landscape Architecture Conversion 

year students. 
 
Guest Landscape Architect for MLA Presentations at University of Cape Town (UCT): 
Second Semester 2019:   Guest landscape architect for review of MLA work prior to final 

hand-in. 
 
OTHER: 
Assurance Reviews: Part of panel that reviews tender documents prepared by the City of Cape 

Town to ascertain if they are compliant with all legal aspects and 
professional standards (2020- current) 

Regional Judge for the 2020, 2021 & 2022 SALI Awards of Excellence 
Evaluate and adjudicate entries for the annual SALI Awards of Excellence 
(November 2019, 2020 & 2021). 

Adjudicator for the 2017 ILASA Awards of Excellence 

Adjudicate entries and select winners for the bi-annual ILASA Awards of 
Excellence (June 2017). 

Adjudicator for the 2016 Concrete Manufacturers Association Awards of Excellence 

Adjudicate entries and select winners for the bi-annual Concrete 
Manufacturers Association’s Awards of Excellence (November 2015). 

Adjudicator at CPUT: CPUT Landscape Technology Vertical Garden Challenge February 2014 

CPUT Landscape Technology Recycled Bench Challenge February 2013 

CPUT-Corobrik Landscape Technology Construction Week July 2013 
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Cape Town World Design Capital: Co-design Workshops: 
7 November 2014:   Participated in workshop as lead designer for the Dunoon cul-de-sacs 

(Developing a Tree Planting and Infiltration Strategy for the Dunoon cul-de-
sacs). Presentation available on request. 

14 May 2014:   Participated in workshop at Rylands Civic Centre as designer. Re-visioning 
the Gatesville CBD. 

23 April 2014:   Participated in workshop as designer for the Bonteheuwel Civic Precinct 
Upgrade (as part of the Mayoral Urban Regeneration Programme (MURP). 

13 November 2013: Participated in workshop as designer for the Upgrade of Public Open Space 
at Doordekraal Dam in Welgemoed. 

 
Recent Visual Impact Assessments 
 
VIA’s for Mixed-use Developments: 

• VIA for Proposed Mixed Use Development on Remainder of Cape Farms No. 1529 (Imhoff’s 
Gift), Kommetjie 

• Confidential VIA for Proposed Mixed Use Development, Durbanville 
• VIA for the Proposed Mixed Use Sence de Lieu Development on a portion of Farm No. 845/3, 

Paarl 
• VIA for Proposed De Fortuijn Housing Development and Associated Infrastructure, Somerset 

West 

VIA’s for Waste Services: 
• VIA for Proposed Amendment of the Worcester WDF Waste Management Permit, Worcester 
• VIA for Proposed Amendment to Waste Management License, Vissershok WMF 
• VIA for Proposed Amendment to Waste Management License, Tulbagh WDF 
• VIA for Proposed Caledon Waste Transfer Station, Caledon 
• VIA for Proposed Waste Recovery, Beneficiation and Energy Project, Wellington 

VIA’s for Residential Developments: 
• VIA for the Proposed Residential Development on Waterval Farm, Franschoek 
• VIA for the Proposed Die Eike Residential Development on Erf 3476, Franschoek 
• VIA for the Proposed Medium Density Drakenzicht Residential Development, Paarl South 
• VIA for Proposed Kanonberg Residential Development, Oude Westhof 

VIA’s for Renewable Energy Projects: 
• VIA for Proposed Klipfontein Solar Farm & Energy Storage Facility, Hopefield 
• VIA for Proposed ZXoutekloof Solar Farm, Hopefield 

Other: 
• VIA for Proposed Petroport, Wolseley 
• VIA for Proposed Van Wyks River Business Park, Paarl 
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ADDENDUM B 
 

Notice of Intent to Develop (NID) 
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ADDENDUM C 
 

Criteria used for the Assessment of Impacts 
 
The assessment of impacts is based on a synthesis of the following assessment criteria (2005:28): 
 
Nature of the impact –  
An appraisal of the visual effect the activity would have on the receiving environment. This 
description should include visual and scenic resources that are affected, and the manner in which 
they are affected, (both positive and negative effects). 
 
Extent – the spatial or geographic area of influence of the visual impact, i.e.: 

• site-related: extending only as far as the activity; 
• local: limited to the immediate surroundings; 
• regional: affecting a larger metropolitan or regional area; 
• national: affecting large parts of the country; 
• international: affecting areas across international boundaries. 

 
Duration - the predicted life-span of the visual impact: 

• short term, (e.g. duration of the construction phase); 
• medium term, (e.g. duration for screening vegetation to mature); 
• long term, (e.g. lifespan of the project); 
• permanent, where time will not mitigate the visual impact. 
 

Intensity – the magnitude of the impact on views, scenic or cultural resources. 
• low, where visual and scenic resources are not affected; 
• medium, where visual and scenic resources are affected to a limited extent; 
• high, where scenic and cultural resources are significantly affected. 

 
Probability – the degree of possibility of the visual impact occurring: 

• improbable, where the possibility of the impact occurring is very low; 
• probable, where there is a distinct possibility that the impact will occur; 
• highly probable, where it is most likely that the impact will occur; or 
• definite, where the impact will occur regardless of any prevention measures. 

 
Significance – The significance of impacts can be determined through a synthesis of the aspects 
produced in terms of their nature, duration, intensity, extent and probability, and be described as: 

• low, where it will not have an influence on the decision; 
• medium, where it should have an influence on the decision unless it is mitigated; or 
• high, where it would influence the decision regardless of any possible mitigation. 

 


