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I,  P. G. Teggin, Land Surveyor, hereby certify that Portion 47 Ganse Vallei No.444, in extent 

Administrative District of Knysna, has been inspected under my personal supervision, and
that the beacons found conform to the data recorded on S-G Dgm. No. 10048/1965 
as illustrated in the sketch hereunder.

I, ............................................................, hereby certify that the beacons of Portion 47 Ganse Vallei No. 444, 
have this day been pointed out to me, as illustrated in the sketch hereunder.

............................................................................                          ...........................................................
Owner / Representative                                                               Date

8,3405 hectares, situate in the Bitou Municipality,

March 2016

B E A C O N    C E R T I F I C A T E

P O R T I O N   4 7    G A N S E    V A L L E I    N  o.    4 4 4 

...............................................................
Professional Land Surveyor

Plettenberg Bay :  P O Box 350 Plettenberg Bay 6600
Sole Proprietor : P G Teggin B. Sc(Land Sur) Pr.L(SA)

SCALE     1:5000

103 Longships Drive P.O.Box 350 Plettenberg Bay

e-mail: beaconsurvey@mweb.co.za
Tel:  (044) 533 2230 Fax: (044) 533 0264

Beacon Survey
Professional Land Surveyors

and Sectional Title Practitioners

mailto:beaconsurvey@mweb.co.za




















 
 

AGENDA & MINUTES: 

PRE-APPLICATION CONSULTATION – 22 NOVEMBER 2018 

PORTION 47 OF THE FARM GANSE VALLEI NO 444 (SKY VILLA) 

 
Name Organisation E-Mail 

Marike Vreken MV TRP marike@vreken.co.za 
Hans Labuschagne MV TRP hans@vreken.co.za  
Chris Schliemann Bitou Municipality CSchliemann@plett.gov.za  
Adel Stander Bitou Municipality astander@plett.gov.za  
Marcel Minne Bitou Municipality MMinne@plett.gov.za  
Marius Buskes Bitou Municipality mbuskes@plett.gov.za  

1. Background 

1.1. The current consent use application for a guest house is “on hold” since the current 
operation exceeds the scope of a guest house. The current facility is a boutique hotel with 
a restaurant, and a function venue. Bitou Municipality is not prepared to accept / consider 
the current land development application. 

1.2. The applicant should withdraw the current pending application. 

1.3. Property is outside the urban edge, however Plettenberg Bay Zoning Scheme Regulations 
(Section 7) applies to the entire property. 

1.4. Property is currently zoned Agricultural Zone. 

1.5. The temporary occupation certificate lapsed. 

2. Proposal 

2.1. The current owners of the property wish to convert the existing manor house into a 
boutique hotel with a restaurant & function venue.  It is also proposed to develop (22) 
loose standing villas and (2)x blocks of flats on the property. 

2.2. In order to allow the proposed development (boutique hotel, villas & flats) the property 
must be rezoned to “General Residential Zone”, in terms of the Plettenberg Bay Zoning 
Scheme Regulations. The topography of the property allows the entire development 
proposal to occur on the south-western part of the property (which is a flat area), because 
of the topography a split zoning is proposed; “General Residential Zone” for the area that 
allows for the proposed land uses and “Special Zone” for the remainder of the property. 

2.3. The existing Manor House to be converted into boutique hotel with +/- 30 bedrooms. The 
rest of the property (Special Zone) will also allow for recreational space – possibly hiking 
trails, cycling trails and decks for tents.  The detailed will be planned after aliens have been 
cleared and developable slopes have been identified. 

mailto:marike@vreken.co.za
mailto:hans@vreken.co.za
mailto:CSchliemann@plett.gov.za
mailto:astander@plett.gov.za
mailto:MMinne@plett.gov.za
mailto:mbuskes@plett.gov.za
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2.4. Except for the existing Manor House, the proposed development will consist of: 

- 1x Main Boutique Hotel with a restaurant and Function Venue 

- 22 x lose standing Villas.  These will be in a rental pool, operated as part of the hotel 
development.  These units might be sectionalised. 

- 2x “blocks of flats”, consisting of 18 units for staff accommodation. 

- Communal parking and landscaping. 

- Access through the public road in Baron’s View 

3. Municipality’s response 

3.1. A split zoning is recommended for the proposed development. 

3.2. General Residential Zone for the entire “hotel site” that include the licensed hotel, flats and 
chalets. 

3.3. The remainder of the property will be rezoned to Special Zone (with its own development 
parameters), which will allow for tourist accommodation and allow ample conservation 
areas. 

3.4. Currently, the site falls outside the demarcated urban edge for Plettenberg Bay.  The 
Municipality is busy reviewing the SDF, and is included in the urban edge of the draft SDF 
that will soon be circulated and advertised for public comments / inputs.  The current 
alignment of the Plettenberg Bay urban edge must have been a mistake when the SDF 
was compiled at the time.  The application area is surrounded with urban development. 

3.5. The applicant should motivate “site specific circumstances” that warrant this development 
proposal outside the urban edge.  It is acknowledged that this site is surrounded by existing 
and approved urban development. 

3.6. It was agreed that this application can be regarded as infill development since it is 
surrounded by urban related development. 

3.7. CS mentioned visual impact is a concern and it must be appropriately addressed / mitigated 
in the development application. 

4. Building Control – Occupation Certificate 

4.1. The Applicant has to comply with the Bitou Engineering Department’s requirements, then 
another temporary occupation certificate can be issued. These requirements might include 
capital contributions for the recent upgrades to the services connections. 

4.2. The Applicant’s Engineer has to liaise with Bitou Municipality’s Engineers to establish what 
Engineering requirements have to be addressed. 

4.3. Further temporary occupation certificates may be issued, until the approved land use rights 
are in place. 

5. Process / Way forward 

5.1. Applicant to withdraw current pending consent use application. 

5.2. Updated Engineering Reports. 
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5.3. Applicant to submit new land use application (rezoning). 

5.4. Formal advertising process to follow. 

5.5. Motivate site specific reason for proposed rezoning. 

5.6. New SDF should be available for public comments / inputs by November 2018. 
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LAND USE PLANNING APPLICATION FORM  
BITOU MUNICIPALITY: LAND USE PLANNING BY-LAW 

KINDLY NOTE: Please complete this form using BLOCK capitals and ticking the appropriate boxes. 
 
PART A: APPLICANT DETAILS 

First name(s) Marike 
 

Surname Vreken 
 

South African Council for Planners 
(SACPLAN) registration number (if 
applicable) 

1101 

Company 
name  
(if applicable) 

Marike Vreken Town Planners CC 
 

Postal Address 

PO Box 2180 
 

Knysna 
Postal 
Code 6570 

Email  
 
info@vreken.co.za 
 

Tel 044 382 0420 Fax 044 382 0438 Cell 082 927 5310 
PART B: REGISTERED OWNER(S) DETAILS (If different from applicant) 
Registered 
owner(s) SAPER INVESTMENTS (PTY)LTD 

Physical 
address 

 

 
Postal 
code  

E-mail  
Tel  Fax  Cell  
PART C: PROPERTY DETAILS (in accordance with title deed) 
Remainder of Portion 47 (a portion of portion 1) of the Farm Ganse Vallei No 444, in the Bitou Municipality, Division 
of Knysna, Western Cape Province  

Physical 
Address 

The application area is surrounded by The Hill Development and Formosa retirement village to the 
south and southwest; by the Baron’s View development to the west and north, and the 
Plettenberg Bay Primary School and Market Square development to the east. 

mailto:info@vreken.co.za
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GPS 
Coordinates 

34° 2'25.75"S and 
23°22'0.51"E 

Town/City Plettenberg Bay 

Current 
Zoning Agriculture Zone  

Exte
nt 8,4899ha 

Are there existing 
buildings? Y N 

Applicable 
Zoning 
Scheme 

Plettenberg Bay 
Zoning Scheme 
Section 7                                                          

 
LUPO Scheme 
Regulations:  
Section 8 

X 

Current Land 
Use Residential: Hotel Accommodation 

Title Deed 
number and 
date 

T T13745/2017 

Any 
restrictive 
conditions? 

Y N 
If Yes, list 
condition(s
) 

Conditions D(b) & D(c): These conditions deal with certain land uses that 
may not be conducted on the land without the permission of the National 
and Provincial Roads Authorities. This means that a development 
application will require the approval from these authorities, before the local 
municipality can approve a land use application. 
Condition E: deals with an electrical servitude in favour of the local 
municipality – this servitude must be honoured in a development proposal 
on the land. 
Condition F: deals with the expropriation of a portion for road purposes. 
Condition G: deals with the expropriation of a portion for road purposes. 

Are the 
restrictive 
conditions in 
favour of a 
third 
party(ies)? 

Y N 
If Yes, list 
the 
party(ies) 

National and Provincial Roads Authorities 
 
It should be noted that SANRAL has already approved the development in 
their correspondence of 22 January 2019, therefore these conditions are no 
longer applicable to this development proposal. 

Have you 
informed the 
Bondholder 
of the 
application? 

Y N No bond is registered. 

Any existing unauthorized buildings 
and/or land use on the subject 
property(ies)? 

Y N 
If yes, is this application to 
legalize the building / 
land use? 

Y N 

Are there any pending court case(s) / 
order(s) relating to the subject 
property(ies)? 

Y N 
Are there any land 
claim(s) registered on the 
subject property(ies)? 

Y N 

PART D: PRE-APPLICATION CONSULTATION 
Has there been any pre-
application consultation? 
Preliminary talks were held 
with Town Planning 
Department 

Y N 
If Yes, complete the information below and attach the minutes of the pre-
application consultation. 

Official’s 
name 

Chris 
Schliemann 

Reference 
Number  

Pre-
application 
consultation 
22 
November 
2018 

Date of consultation 22 November 2018 
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PART E: LAND USE PLANNING APPLICATIONS IN TERMS OF SECTION 15 (2) OF THE BITOU MUNICIPALITY: LAND USE 
PLANNING BY-LAW  AND  APPLICATION FEES PAYABLE 
Tic
k 

Sectio
n Type of application 

X 2(a) a rezoning of land;  

√ 2(b) 
a permanent departure from the development parameters of the zoning 
scheme;  

√ 2(c) 
a departure granted on a temporary basis to utilise land for a purpose not 
permitted in terms of the primary rights of the zoning applicable to the 
land;  

√ 2(d) 
a subdivision of land that is not exempted in terms of section 24, including 
the registration of a servitude or lease agreement;  

√ 2(e) a consolidation of land that is not exempted in terms of section 24;  

√ 2(f) 
a removal, suspension or amendment of restrictive conditions in respect of 
a land unit;  

√ 2(g) a permission required in terms of the zoning scheme;  

√ 2(h) 
an amendment, deletion or imposition of conditions in respect of an 
existing approval;  

√ 2(i) an extension of the validity period of an approval; 
√ 2(j) an approval of an overlay zone as contemplated in the zoning scheme;  

√ 2(k) 
an amendment or cancellation of an approved subdivision plan or part 
thereof, including a general plan or diagram;  

√ 2(l) a permission required in terms of a condition of approval;  
√ 2(m) a determination of a zoning;  
√ 2(n) a closure of a public place or part thereof; 

X 2(o) a consent use contemplated in the zoning scheme; 

√ 2(p) an occasional use of land; 
√ 2(q) to disestablish a home owner’s association; 

√ 2(r) 
to rectify a failure by a home owner’s association to meet its obligations in 
respect of the control over or maintenance of services; 

√ 2(s) 
a permission required for the reconstruction of an existing building that 
constitutes a non-conforming use that is destroyed or damaged to the 
extent that it is necessary to demolish a substantial part of the building.  

Will you want to advertise 
upon Municipal Consent?  Yes  

APPLICATION FEES ** (please note the following) 
* Application fees that are paid to the Municipality are non-refundable and proof of payment of the application 
fees must accompany an application. 
** The applicant is liable for the cost of publishing and serving notice of an application.  
*** Relevant fees will be determined by Council, and an invoice will be sent to the applicant accordingly.  
PART F: DETAILS OF PROPOSAL 
Complete description of proposed development / intent of application: 
 

SEE ATTACHED MOTIVATION REPORT 
 
 
PART G: ATTACHMENTS AND SUPPORTING INFORMATION AND DOCUMENTATION FOR LAND USE PLANNING 
APPLICATION [section 15(2)(a) to (s) of the Bitou Municipality Land Use Planning By- Law] 
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Complete the following checklist and attach all the information and documentation relevant to the proposal. 
Failure to submit all information and documentation required will result in the application being deemed 
incomplete. It will not be considered complete until all required information and documentation have been 
submitted. 
 
Required minimum documentation required in terms of section 38(1) of said legislation 
 
Y N/A Written motivation 

 

Y N/A S.G. diagram / General plan extract 
Y N/A Locality plan Y N/A Site development plan or conceptual layout plan 

Y N/A Proposed subdivision plan  Y N/A Proof of agreement or permission for required servitude 

Y N/A Conveyancer’s certificate Y N/A 
Minutes of pre-application consultation meeting (if 
applicable) 

 
Supporting information and documentation: 
 
Y N N/A Consolidation plan 

 

Y N N/A Land use plan / Zoning plan  
Y N N/A 

Street name and 
numbering plan 

Y N N/A Landscaping (if 
applicable)  

Y N N/A 1:50 / 1:100 Flood line determination (plan / 
report) 

Y N N/A 
Abutting owner’s 
comment 

Y N N/A Home Owners’ Association consent 

Y N N/A 

Copy of 
Environmental 
Impact Assessment 
(EIA) /  
Heritage Impact 
Assessment (HIA) / 
Traffic Impact 
Assessment (TIA) / 
Traffic Impact 
Statement (TIS) / 
Major Hazard Impact 
Assessment (MHIA) / 
Environmental 
Authorisation (EA) / 
Record of Decision 
(ROD) 
(strikethrough 
irrelevant) 

Y N N/A 
Services Report or indication of all municipal 
services / registered servitudes 

Y N N/A 
Copy of any previous 
approval 

Y N N/A Proof of failure of Home owner’s association 
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Y N N/A Proof of lawful use 
right 

Y N N/A 
Any additional documents or information 
required as listed in the pre-application 
consultation form / minutes 

Y N N/A 

Required number of 
documentation 
copies (2 Hard 
Copies, 8 CD’s, 
additional digital 
copies could be 
required)  

Y N N/A Other (specify) 

PART H: AUTHORISATION(S) OBTAINED IN TERMS OF OTHER LEGISLATION  

Y N National Heritage Resources 
Act, 1999 (Act 25 of 1999) 

 
 

Y N 

Specific Environmental Management Act(s) (SEMA)  
(e.g. Environmental Conservation Act, 1989 (Act 73 of 
1989), National Environmental Management: Air Quality 
Act, 2004 (Act 39 of 2004),  
National Environmental Integrated Coastal 
Management Act, 2008 (Act 24 of 2008), National 
Environmental Management: Waste Act, 2008 (Act 59 of 
2008),  
National Water Act, 1998 (Act 36 of 1998) 
(strikethrough irrelevant) 

Y N 
National Environmental 
Management Act, 1998 (Act 
107 of 1998) 

Y N 
Subdivision of Agricultural 
Land Act, 1970 (Act 70 of 
1970) 

Y N 
Spatial Planning and Land 
Use Management Act, 2013 
(Act 16 of 2013) (SPLUMA) 

Y N 

Occupational Health and 
Safety Act, 1993 (Act 85 of 
1993): Major Hazard 
Installations Regulations 

Y N Land Use Planning Act, 2014 
(Act 3 of 2014) (LUPA) 

Y N Other (specify) 

Y N If required, has application for EIA / HIA / TIA / TIS / MHIA approval been made? If yes, attach 
documents / plans / proof of submission etc. 

Y N 
If required, do you want to follow an integrated application procedure in terms of section 44(1) of Bitou 
Municipality: Land Use Planning By-Law? If yes, please attach motivation.  
 

SECTION I: DECLARATION 
 
I hereby wish to confirm the following:  
 
1. That the information contained in this application form and accompanying documentation is complete and 

correct.  
 
2. I’m aware that it is an offense in terms of section 86(1) to supply particulars, information or answers knowing 

the particulars, information or answers to be false, incorrect or misleading or not believing them to be correct. 

3. I am properly authorized to make this application on behalf of the owner and (where applicable) that a 
copy of the relevant power of attorney or consent are attached hereto. 
 

4. Where an agent is appointed to submit this application on the owner’s behalf, it is accepted that 
correspondence from and notifications by the Municipality in terms of the by-law will be sent only to the 
agent and that the owner will regularly consult with the agent in this regard. 
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5. That this submission includes all necessary land use planning applications required, by Bitou Municipality: 
Land Use Planning By-Law to enable the development proposed herein.  
 

6. I confirm that the relevant title deed(s) have been read and that there are no restrictive title deed restrictions, 
which impact on this application, or alternatively an application for removal/suspension or amendment 
forms part of this submission. 

 
7. I am aware that development charges to the Municipality in respect of the provision and installation of 

external engineering services are payable by the applicant as a result of the proposed development. 
 
  

 

Applicant’s 
signature: 

 

Date: 
25/02/2020 
 

 

Full name: 
Marike Vreken 
 

 
 
 

 
 
Professional 
capacity: 

Professional Town Planner 
 

  

 
 
SACPLAN 
registration 
number: 

 
1101 
 

  

 
 
 
 
 
 
FOR OFFICE USE ONLY 
 

 
Date received: 

 
 
 

_____________________________ 
 

 

Received by: 
 
 

_____________________________ 

 
 
 
 
 
 
 

 

 

 
Municipal Stamp 
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ANNEXURES 
The following Annexures are attached for 
the applicant’s information. 
Please do not submit these Annexures 
with the application form. 

Annexure A:  Minimum requirements matrix 
Annexure B:  Land use planning application submission and protocol 
Annexure C:  Land use planning application workflow 

 





















































 

 

BOTANICAL ASSESSMENT 
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Mark Berry Environmental Consultants 
Pr Sci Nat (reg. no. 400073/98) 
Tel: (021) 856-1148 
Fax: 086 759-1908 
E-mail: mberry@telkomsa.net 

mailto:mberry@telkomsa.net
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1 INTRODUCTION 
 

This report investigates the botanical impacts of a proposed residential development on 

Portion 47 of Farm Ganze Vallei 444 in Plettenberg Bay (see Map 1). The proposed 

development site is located on a hill top west of the Keurbooms River estuary. The property is 

covered with trees (mainly exotic), lawn, grassy areas and a hotel, which is currently being 

renovated. The surrounding area (notably to the south) has been largely developed for 

housing. According to the 2006 Vegetation Map of South Africa, the site is located in Garden 

Route Shale Fynbos. Also found in the general area are South Outeniqua Sandstone Fynbos, 

Southern Afrotemperate Forest and Cape Estuarine Salt Marshes, the latter being associated 

with the Keurbooms River estuary. Garden Route Shale Fynbos is currently listed as 

Vulnerable in the National List of Threatened Ecosystems (December 2011). 

 

2 PROJECT DESCRIPTION 
 

A 1.68 ha area has been earmarked for residential development and a private road, while the 

rest of the property will be remain unchanged. An existing manor house/hotel on the site is 

currently being renovated and converted into a hotel (see Map 2). Two layout alternatives are 

presented for the residential development. Alternative 1 (original layout) comprises 21 

residential erven with an average erf size of ±650 m2. Alternative 2 (preferred layout) 

comprises 35 residential erven in a denser arrangement of 380 m2 each. 

 

3 TERMS OF REFERENCE 
 

The terms of reference for this study are as follows: 

 To determine if vegetation of high conservation value will be affected by the project. 

Reference will be made to its conservation value and potential impact on ecological 

 

 To determine if any rare and threatened (Species of Conservation Concern) plant 

species will be affected. 

 To assess the impacts on flora and vegetation. 

 To propose mitigation measures to be included in method statements to ensure that 

the impact on biodiversity is minimised. 
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Map 1 Satellite photo showing the location of proposed development site (red asterisk) in 

Plettenberg Bay. 

 

 
Map 2 Satellite photograph showing the position of site (outlined in red) and existing manor 

house/hotel. The green outlined areas indicate the fynbos regrowth areas, while the yellow 

line indicates the approximated boundary of development site and wooded area on steep 

slope below. The blue circular area indicates the position of a small dam. 
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4 METHODOLOGY 
 

A botanical survey of the site was undertaken on 21 April 2016 by Mark Berry (see CV 

attached). A qualitative assessment of the type and condition of affected vegetation, 

disturbance and presence of alien species and Species of Conservation Concern was carried 

out. Plant species not identified in the field, were collected or photographed and identified at 

the latest floristic taxonomic literature and reference books were used for the purpose of this 

specialist study. Any plants classified as rare or endangered in the Red List of South African 

Plants online database are highlighted. 

 

The following information was recorded during the site visit: 

1. The condition of the vegetation. Is the vegetation either disturbed or degraded? A 

disturbed or degraded area could range from old/existing agricultural fields (fallow 

land), or areas previously disturbed by construction activities, to an area that has been 

severely eroded or degraded as a result of bad land management. 

2. The species diversity. This refers to the numbers of different indigenous plant species 

occurring on site. Indigenous fauna will also be noted. 

3. Species of Conservation Concern occurring on site. This would include rare, 

vulnerable, endangered or critically endangered plants and animals (where possible).   

4. Fatal flaws. These would include finding large numbers of threatened plants or local 

endemics that would be negatively impacted upon if project was allowed to continue. 

5. Identification of the vegetation type(s) on the site. This would include trying to establish 

the known range of a vegetation type and whether or not this vegetation type is 

vulnerable (VU), endangered (EN) or critically endangered (CR). 

 

5 LIMITATIONS TO THE STUDY 
 

Since fieldwork was carried out during autumn, flowering plants that only flower at other times 

of the year (e.g. winter to spring) may have been missed, especially bulbs. However, 

considering the transformed/disturbed state of the site, the overall confidence in the 

completeness and accuracy of the botanical findings is considered to be good. 

 
6 LOCALITY & BRIEF SITE DESCRIPTION 
 

The study site is located on a hilltop, 1 km west of the Keurbooms River estuary. It overlooks a 

small valley to the north and enjoys an uninterrupted view of the Tsitsikamma Mountains 

beyond. About three quarters of the development site is covered with exotic trees, lawn, an 
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existing manor house/hotel, parking area, etc. A quarter of the site (northern portion) is 

covered with fynbos regrowth with a prominent grass component. It appears that the area was 

subject to regular bush cutting (see Photo 1) or past agricultural activities, eliminating many of 

the fynbos species expected to be found here. According to the 3322 Oudtshoorn 1:250 000 

geological map, the site is underlain by conglomerate, sandstone, siltstone and clay of 

Cretaceous to Tertiary age (Enon Formation). The steep slope below the site to the southeast 

is covered with scrub forest. This area was not surveyed as it is fenced off, but it appears to 

be heavily infested with invasive trees along the top. Patches of indigenous forest may be 

present lower down the slope. 

 
7 BIOGEOGRAPHICAL CONTEXT 
 

The Vegetation Map of South Africa (Mucina & Rutherford 2006) classifies the vegetation 

found in the area as Garden Route Shale Fynbos (see Map 3). This unit stretches along the 

Garden Route from an area north of Heidelberg eastwards towards Oyster Bay, near Cape St 

Francis. It is typically found on the undulating hills/plains of the coastal forelands (Mucina & 

Rutherford 2006). In the study area it resembles a shrubby grassland. It is mostly confined to 

the flatter areas that are exposed to frequent fires, while the fire-protected slopes and valleys 

in the area are occupied by forest patches (Mucina & Rutherford 2006). Apart from a single 

Erica species, characteristic fynbos species are largely absent from site. No members of the 

Proteaceae or Restionaceae families were recorded. 

 

Other major vegetation units found in the area include South Outeniqua Sandstone Fynbos 

(higher-lying sandstone areas), Cape Estuarine Salt Marshes (salt marshes associated with 

the lower reaches and estuaries of major rivers) and Southern Afrotemperate Forest 

(sheltered and fire-protected areas). Apart from Garden Route Shale Fynbos and Eastern 

Coastal Shale Band Vegetation, these units are still well represented in the larger area. About 

44% of Garden Route Shale Fynbos is still left (DEA 2011). Both Garden Route Shale Fynbos 

and Eastern Coastal Shale Band Vegetation are currently listed as Vulnerable, while the 

others are listed as Least Threatened (DEA 2011). 

 

Being located on the northern outskirts of Plettenberg Bay, the site is well connected to 

adjacent areas of fynbos and scrub forest to the west, north and east of the site. Urban 

development to the south and east has largely cut it off from the Keurbooms River estuary. 

 



 

 

5 

Photo 1 Google Earth photograph (dated 2004) showing the impact of past bush cutting. 

 
Map 3 Extract of the SA Vegetation Map (Mucina & Rutherford 2006), showing the position of 

study site (red asterisk) within Garden Route Shale Fynbos (FFh9). Also found in the area 

are South Outeniqua Sandstone Fynbos (FFs19), Cape Estuarine Salt Marshes (AZe2), 

Southern Afrotemperate Forest (FOz1) and Eastern Coastal Shale Band Vegetation 

(maroon strip). 
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8 VEGETATION & FLORA 
 

The area earmarked for residential development is covered with mainly exotic trees, a manor 

house/hotel, garden/lawn and areas of fynbos regrowth. The latter can be described as a 

medium dense grassy shrubland comprising mainly grasses, a single Erica species and 

asteraceous shrubs (see Photo 2). No proteas, restios or geophytes were recorded, which is 

indicative of the transformed state of the site. Alien infestation is noticeable in the wooded 

area around the manor house, especially black wattle, pines and gum trees. It also harbours 

several Afrotemperate forest species, such as Diospyros dichrophylla, Pittosporum viridiflorum 

and Ekebergia capensis. 

 

The following common shrub species were recorded in the fynbos regrowth, namely Erica 

sparsa (= E. floribunda), Anthospermum aethiopicum, Chrysanthemoides monilifera, Stoebe 

plumosa, Helichrysum teretifolium, H. cymosum, H. petiolare, H. nudifolium, H. foetidum, 

Athanasia trifurcata, Metalasia acuta, M. pungens, Elytropappus rhinocerotis (= 

Dicerothamnus rhinocerotis), Nidorella ivifolia, Passerina cf. corymbosa, Searsia lucida, S. 

pallens, Chironia baccifera, Hermannia flammea, Selago corymbosa and Diospyros 

dichrophylla. Grasses, such as Panicum maximum and Chloris gayana (an exotic weed), were 

especially dominant, indicating to frequent bush cutting. No bulbs or succulents were recorded 

in the fynbos regrowth. Cape gerbil (Tatera afra) activity was also noted here. 

 

The wooded area around the manor house is covered by mainly exotic trees, as well as 

several indigenous trees and shrubs of Afrotemperate Forest origin (see Photo 3). The canopy 

of alien trees provides a suitable habitat (nursery plant effect) for indigenous growth to 

establish. Invasive species recorded here include black wattle (Acacia mearnsii), blackwood 

(A. melanoxylon), rooikrans (A. cyclops), Acacia podalyriifolia, pines, gums, bottlebrush, 

magenta cherry (Syzygium paniculatum), Lantana camara and prickly pear (Opuntia ficus-

indica). Indigenous species recorded include typical forest/thicket species, such as Diospyros 

dichrophylla, Pterocelastrus tricuspidatus, Colpoon compressum, Scolopia cf. zeyheri, Grewia 

occidentalis, Searsia lucida, S. crenata, Pittosporum viridiflorum, Ekebergia capensis 

(probably planted), Mystroxylon aethiopicum, Aloe pluridens, Senecio deltoideus, S. 

angulatus, S. macroglossus, Cynanchum cf. ellipticum, Aptenia cordifolia (= 

Mesembryanthemum cordifolium), Monsonia emarginata, Asparagus aethiopicus, Anemone 

vesicatoria subsp grossa, Exomis microphylla,  Barleria obtusa and the fern Cheilanthes 

viridis. Anemone vesicatoria subsp grossa is a forest endemic. 
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Photo 2 Fynbos regrowth on the northern side of the manor house. 

 

 
Photo 2 Wooded area behind the manor house (under renovation). 
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A small dam (see Photo 3) nearby the manor house accommodates Typha capensis, Cyperus 

papyrus (papyrus sedge) and sword fern (Nephrolepis cf. exaltata). The latter is considered to 

be invasive. This water feature, being manmade, is not considered to have any ecological 

importance. 

 

 
Photo 3 Small dam/water feature in the garden nearby the manor house. 

 

No Species of Conservation Concern were recorded on site. The term Species of 

Conservation Concern refers to species that are listed as either Threatened or Rare in the 

Red List of South African Plants (Raimondo et al. 2009). 

 

9 CONSERVATION STATUS 

 

Over 50% of the original area of Garden Route Shale Fynbos has been transformed by 

agriculture and afforestation (Mucina & Rutherford 2006). Only about 5% of it is formally 

conserved in the Garden Route National Park and Boosmansbos Wilderness Area (Mucina & 

Rutherford 2006). Garden Route Shale Fynbos is currently listed as a vulnerable vegetation 

type. Alien infestation appears to be a serious problem in the area. The wooded area on the 

study site falls within the Garden Route Biodiversity Network. Map 4 shows that the wooded 

area is It is clear that the information used in 

preparing the CBA map was not groundtruthed as the wooded area comprises mainly invasive 
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aliens and other exotic trees. N or National Freshwater Ecosystem Priority 

Areas (NFEPA) occur on the property. errestrial and aquatic features in the 

landscape that are critical for conserving biodiversity and maintaining ecosystem functioning in 

the long term (Maree & Vromans 2010; Job et al. 2008). 

 

 
Map 4 Critical Biodiversity Areas (yellow) in the area. The property is outlined in red. 

 
10 IMPACT OF THE PROPOSED HOUSING DEVELOPMENT 

 
The proposed development site is located on a hilltop environment that was subject to regular 

bush cutting and other disturbances. The fynbos regrowth encountered in the northern part of 

site comprises widespread fynbos species and grasses. Although it has potential to re-

establish itself to a certain extent, it has low to medium conservation value as certain key 

fynbos elements, such as proteas and restios, have been eliminated. Likewise, the wooded 

area comprises mainly invasive aliens, other exotic trees and common forest species, which 

utilise the shade provided by the taller alien trees. No Species of Conservation Concern or 

protected tree species were recorded and will be affected by the project. With regards to the 

two layout alternatives, the impact will be the same for both alternatives. 

 

Impact on the vegetation type, habitat  

Considering the condition and transformed state of the vegetation found on site, the impact 
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imposed by the development on Garden Route Shale Fynbos is considered to be of low 

significance, s is negligible. Table 1 

below summarises the impact. 

 
Table 1 Impact on vegetation type, habitat a  
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Impact on Species of Conservation Concern 

No impact identified. 

 

Impact on biological connectivity or linkage 

Being almost cut-off on the western side by an eco-estate development, the site provides a 

weak ecological link between the estuary and the large expanse of fynbos located further 

away to the west. The latter extends around the site to the north along the Gansevallei 

towards the N2. With mitigation, the impact on biological connectivity or linkage is likely to be 

of low significance. The impact can be mitigated by restricting planting in gardens and open 

spaces to locally indigenous species. It can be argued that the impact may be slightly less for 

Alternative 1 where larger erven may provide for the opportunity to establish larger indigenous 

gardens. The Table 2 below summarises the impact. 

 
Table 2 Impact on biological connectivity or linkage. 

M
iti

ga
tio

n 

Ex
te

nt
 

D
ur

at
io

n 

In
te

ns
ity

 

Pr
ob

ab
ili

ty
 o

f 
oc

cu
rr

en
ce

 

Si
gn

ifi
ca

nc
e 

(A
lte

rn
at

iv
e 

1)
 

Si
gn

ifi
ca

nc
e 

(A
lte

rn
at

iv
e 

2)
 

St
at

us
 

C
on

fid
en

ce
 

Without mitigation Limited to site 
& surroundings 

Long 
term 

Med Probable Low-
med 

Low-
med 

- Med-high 

With mitigation Limited to site 
& surroundings 

Long 
term 

Med Probable Low Low-
med 

- Med-high 

 

Establishment of alien invasive vegetation 

As an indirect impact, soil disturbance caused by earthworks and mining activities will provide 

ideal conditions for the establishment of alien invasive vegetation. The presence of invasive 
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aliens on site, such as black wattle, blackwood, lantana and rooikrans, will exacerbate this 

impact. This can be partly mitigated by ongoing alien vegetation clearing in the area. 

 

11 CONCLUSION & MITIGATION MEASURES 

 

Given that the site was subject to regular bush cutting and other disturbances, the impact on 

biodiversity and the conservation status of Garden Route Shale Fynbos is expected to be of 

low significance, with mitigation. The fynbos regrowth encountered in the northern part of site 

comprises common fynbos species and grasses. Likewise, the wooded area comprises mainly 

invasive aliens, other exotic trees and common forest species. With regards to the layout 

alternatives, the impact will be the same for both. Impact on biological connectivity will be 

slightly less for Alternative 1, but not significantly so. 

 

Mitigation should focus on the protection and utilisation of topsoil from the fynbos regrowth 

areas for rehabilitation purposes, establishing locally indigenous species in gardens and open 

spaces, and eradication of all woody alien plants in the remainder of the property. 

 

The following mitigation measures should be considered if the project is allowed to proceed: 

 Topsoil salvage and replacement would be critical for rehabilitation. Where possible, 

topsoil, containing fynbos seeds, should be conserved and used for rehabilitation 

purposes. Ideally, it should be transferred immediately to rehabilitation areas rather than 

being stockpiled, as stockpiling kills important fungi, microbes, seeds and soil fauna. 

Topsoil stockpiles must not exceed 0.5 m in height and must not be compacted. 

 Only locally indigenous plant species should be used for planting and landscaping 

purposes, in both private gardens and open spaces. No declared invasive alien species 

must be used. 

 It is recommended that the remainder of the property be cleared of all woody alien 

plants. Initial alien clearing will probably be the responsibility of the applicant, whereafter 
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EXECUTIVE SUMARY

SITE NAME: SKY VILLA DEVELOPMENT
BOUTIQUE HOTEL with VILLAS, APARTMENTS and TENTED UNITS 
LOCATION: 
Remaining Extent of Portion 47 (A portion of Portion1) of the Farm Ganse Vallei No 444

HWC CASE NO. 18121204SB1220E

LOCALITY PLAN:

The Remaining Extent of Portion 47 (A portion of Portion1) of the Farm Ganse Vallei No 444 is 
owned by Saper Investments Pty Ltd.  Ursula Rigby Architect and Heritage Professional has 
been appointed by Saper Investments Pty Ltd, to prepare this requisite HIA study.

DESCRIPTION OF PROPOSED DEVELOPMENT: 
They wish to develop the site to 

accommodate changes to the existing Guest House (ex-Manor House, circa 1970) for 
legal use as a Boutique Hotel with a Restaurant and a Function venue
to add the existing Guest House with the addition of one new level of accommodation 
(existing pitched roof is to removed, height of new level is almost equal to height of 
existing pitched roof)
to provide additional accommodation in the form of Villas (x 22), Apartment Blocks (2 
blocks of 5 units each) and tents with decks (x 10).

The rezoning and the extent of the site (8,4899 Ha) triggered the need for a Notification of 
Intent to Develop (NID) submission to be made to Heritage Western Cape (HWC) in terms of 
sections 38(1) (c) (i) and 38(1) (d) of the NHRA.
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The HWC response letter (January 2019) specified further requirements in terms of a Heritage 
Impact Assessment (HIA) that satisfies the provisions of Section 38(3). 
The HIA must have specific reference to:

Impacts to archaeological heritage resources
Visual impacts of the proposed development

HERITAGE RESOURCES IDENTIFIED:
A summary of initial Heritage findings is as follows:

The numerous subdivisions over time have resulted in the property no longer holding 
historical significance
The Manor House is visible from a distance and is not 60+ years old

ANTICIPATED IMPACTS ON HERITAGE RESOURCES:
Remodelling in 2014 -2016 has mitigated visual impacts
The existing elevated viewing platform stands on stilts with significant visual bearing on 
the site when viewed from Lookout Beach  
Mitigating efforts which have been made in terms of planting around and below the 
platform and in between the stilts are taking effect. (Camouflage webbing is temporary 
until such time as planting is established). 

Specialist inputs have been obtained from:
ACRM (Agency for Cultural Resource Management) – Jonathan M Kaplan

Archaeological Impact Assessment for Saper Investments Pty Ltd (August 2019)
PAUL BUCHHOLTZ

Visual Impact Statement for Saper Investments Pty Ltd (January 2020)

The approach to the HIA study is based on the requirements of Section 38(3) (a) to (g) of the 
NHRA. 
Heritage design indicators have been proposed herein (by URA + HP) to enable an iterative 
process whereby indicators inform design development as an architect has yet to be 
appointed. An independent consultant was appointed to carry out assessments to inform a 
Visual Impact Statement for both Existing and Proposed Built Form.  Assessment findings based 
on the URA + HP indicators and the SDP are as follows:

The proposed development will create a minimal level of visual contrast and a high 
level of integration in terms of form, line, shape, pattern, colour and texture values 
with the surrounding developments already located on the ridgeline

Evaluations have been submitted (in Section Six) and mitigations are stipulated to address 
adverse effects on the environment. These mitigations in respect of Built Form are subject to 
scrutiny by all Interested and Affected Parties and will only therefore be finalised in the Final 
HIA.

The Archaeological Assessment identified no significant impacts to pre-colonial 
archaeological heritage that will need to be mitigated prior to the commencement of the 
proposed construction. In essence, the impact of the proposed Sky Villa Ganse Vallei 
development on archaeological heritage is assessed as LOW and the consultant concluded 
that there are no objections, on archaeological grounds, to the development proceeding.
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Nevertheless, consideration must be given to the possibility that resources are uncovered 
during construction. In this instance findings are to be reported to the specialist consultant 
Heritage Archaeologist (Jonathan M Kaplan).

In summary the findings generally conclude:
The cultural landscape qualities of the study area essentially consist of an urban area where 
no material cultural or structural resources of historical significance were observed.  

Notwithstanding, a comprehensive set of recommendations is presented as a summary of 
proposed mitigations for the development, in order to avoid adverse effects during and after 
the completion of the proposed project. These are presented to address provisions of Section 
38(3)(g)of the NHR Act. 

RECOMMENDATIONS:
It is intended that the recommended mitigations be incorporated into the detailed 
development proposal drawings and documentation. As such, these recommendations have 
been formulated from two sources, namely  

the indicators / directives and design proposals (URA + HP)

the measures deemed to be relevant and noted as such in the VIS 

These notations and associated illustrative images are collated into one A1 sheet which is 
intended to act as Guidelines for Design Development.

Refer to the DESIGN GUIDELINES in Appendix C.
DESIGN GUIDELINES FOR SKY VILLA DEVELOPMENT: 
BOUTIQUE HOTEL with VILLAS, APARTMENTS and TENTED UNITS
RE OF PORTION 47 (A PORTION OF PORTION 1) OF THE FARM GANSE VALLEI NO 444 
PREPARED FOR SAPER INVESTMENTS PRY. LTD
SHEETS. 100 AND 101 R00, DATED 18 Feb 2020

This HIA is submitted for comment at the same time as the Rezoning Application prepared by 
Marike Vreken Urban and Environmental Planners.

AUTHOR: 

URSULA RIGBY
ARCHITECT (B Arch) & HERITAGE PROFESSIONAL (M Phil CBE)

Specialist inputs have been obtained from:
ACRM (Agency for Cultural Resource Management) – Jonathan M Kaplan
Archaeological Impact Assessment for Saper Investments Pty Ltd (August 2019)
Jonathan M Kaplan is a professional Archaeologist with an MA (Archaeology) (UCT).
PAUL BUCHHOLTZ
Visual Impact Statement for Saper Investments Pty Ltd (January 2020)
Paul Buchholtz is a Geoinformatics and Environmental Specialist, registered as a member of 
the the South African Geomatics Council
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1. INTRODUCTION AND BACKGROUND INFORMATION

The owners of the Remaining Extent of Portion 47 (A portion of Portion1) of the Farm Ganse 
Vallei No 444 are Saper Investments Pty Ltd. They wish to develop the site to provide for
residential holiday accommodation. 

The site is located within the urban boundaries of the Bitou Municipality (Ward 2). It is situated 
on the west side of the N2, to the northwest of The Market Square Shopping Centre. The area 
of the site is 8,4899 Hectares in extent. Access to the site is via the Old Nick Intersection on the 
N2.

An existing circa 1970 Manor House on the site has recently been converted for use as a guest 
house (refer to Appendix E - 2016 approved drawings by Paul Oosthuizen Architect). 

It is the owners’ intention to develop the site to accommodate changes to the existing Guest 
House (ex-Manor House, circa 1970) for legal use as a Boutique Hotel with a Restaurant and a 
Function venue and to provide additional accommodation in the form of Villas (x 22), 
Apartment Blocks (2 blocks of 5 units each) and tents with decks (x 10).

The proposed development triggered the need for a Notification of Intent to Develop (NID) 
submission to be made to Heritage Western Cape (HWC) in terms of section 38(1)(c)(i)1 and 
38(1)(d)2 of the National Heritage Resources Act (NHRA). Marike Vreken Urban and 
Environmental Planners was appointed to make the application and a standard NID form with 
Background Information Report was duly submitted.  

The HWC response letter, dated 29 January 2019, specified further requirements in terms of a
Heritage Impact Assessment (HIA) that satisfies the provisions of Section 38(3). Refer to Figure 3
below.  

The HIA must have specific reference to:

Impacts to archaeological heritage resources
Visual impacts of the proposed development

Ursula Rigby Architect and Heritage Professional has been appointed by Saper Investments Pty 
Ltd, to prepare this requisite Heritage Impact Assessment study. Ursula Rigby is a professional 
architect with a B.Arch. (UCT) and an MPhil in Conservation of the Built Environment (UCT).

Specialist inputs have been obtained from:

ACRM (Agency for cultural Resource Management) – Jonathan M Kaplan

1  NHRA 1999(Act 25 of 1999) section 38(1)(c)(i) refers to any development or activity that will change the 
character of a site exceeding 5 000m2 in extent.
2  NHRA 1999(Act 25 of 1999) section 38(1)(d) refers to the rezoning of a site exceeding 10 000m2.
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Jonathan Kaplan was appointed by Saper Investments Pty Ltd, to prepare an Archaeological 
Impact Assessment by Saper Investments Pty Ltd. Jonathan M Kaplan is a professional 
Archaeologist with an MA (Archaeology) (UCT).

- Refer to AIA Report attached as Appendix A dated August 2019

ARCHAEOLOGICAL IMPACT ASSESSMENT RE: PROPOSED DEVELOPMENT, REMAINING 
EXTENT OF PORTION 47 (A PORTION OF PORTION 1) OF THE FARM
GANSE VALLEI NO. 444, PLETTENBERG BAY, WESTERN CAPE
Applicant:
SAPER INVESTMENTS (PTY) LTD
Prepared by: ACRM, August 2019 

The overall purpose of the AIA is to assess the sensitivity of archaeological resources in the 
proposed development site, to determine the potential impacts on such resources, and to 
avoid and/or minimise such impacts by means of management and/or mitigation measures.

PAUL BUCHHOLTZ
Paul Buchholtz was appointed by Saper Investments Pty Ltd, to prepare a Visual Impact 
Statement by Saper Investments Pty Ltd. Paul Buchholtz is Geoinformatics and Environmental 
Specialist, registered as a member of the the South African Geomatics Council.

- Refer to VIS Report attached as Appendix B dated January 2020

VISUAL IMPACT STATEMENT RE: PROPOSED DEVELOPMENT, REMAINING EXTENT OF 
PORTION 47 (A PORTION OF PORTION 1) OF THE FARM
GANSE VALLEI NO. 444, PLETTENBERG BAY, WESTERN CAPE
Applicant:
SAPER INVESTMENTS (PTY) LTD
Prepared by: Paul Buchholtz, January 2020

The overall purpose of the VIS Report is to provide an analysis of the interaction between the 
existing visual environment and the planned infrastructure. It provides the basis for 
determining visual impacts and mitigation strategies. This VIS provides an overview of the 
landscape character of the locality and assesses the degree to which the proposed 
development would be visually appropriate.
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Figure 1: Locality Diagram Plettenberg Bay 
Source: URA + HP

Figure 2: Locality Diagram - northern sector of Plettenberg Bay 
Source: URA + HP



7

Figure 3: HWC Response to NID for Case Nuber 18121204SB1220E
Source: HWC.
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1.1. PROPERTY DETAILS

The overall site size is 8,4899 ha in extent. It is currently zoned as “Agricultural Zone” in terms of 
the Plettenberg Bay Zoning Scheme Regulations.  

Portion 47 (a Portion of Portion 1) of the Farm Ganse Vallei No 444 was subdivided off a portion 
of Portion 1 of the Farm Ganse Vallei No 444 in 1965 and subdivided again thereafter in 1996.
Following the 1996 subdivision, the Baron’s View development was approved on Portion 47 in 
1998. Infrastructure development was completed and some dwelling houses have been built 
on properties which have been sold.

The irregular-shaped property is situated in the south west corner of the original Ganse Vallei 
farm. The relationship of site to original farm with all its subdivisions is illustrated here below
where the site is highlighted in red and yellow and the Ganse Vallei farm in purple. The inset 
diagrams are SG 20/1818 which is the earliest survey record of the farm, and SG 2055/1894 
which is endorsed as – “Surveyed for Amended Title”.

Vehicular access to the site is via the N2 National Road turn off at the Old Nick Intersection just 
north of Plettenberg Bay central.

The topographical layout of the site is such that it slopes steeply from the plateaued area 
where the circa 1970 Manor House is sited in the west. The ground falls substantially.

The Manor House and associated outbuildings are located on the Remainder of Portion 47. 
These structures were built after 1965, circa 1970 and have subsequently been altered. (refer 
to Appendix E - 2016 approved drawings by Paul Oosthuizen Architect). 

Remainder of Portion 47 with associated ‘palatial home’ was submitted for public auction 
sometime in 2014.3 The property was sold to Saper Investments Propriety Limited (Reg no 
2008/016031/07) by Fairhaven Country Estate Propriety Limited (Reg no 2012/027202/07) by 
private treaty in 2016. The Title Deed description (T13745/2017) is noted as “Remainder of 
Portion 47 (a portion of portion 1) of the Farm Ganse Vallei No 444, in the Bitou Municipality, 
division of Knysna, Western Cape Province”. 

The Deed is subject to various restrictions which are noted as follows:
Conditions D(b) and D(c):
These conditions deal with land uses that may not be conducted on the land without 
the permission of the National and Provincial Roads Authorities. This means that a 
development application will require approval from these authorities before the local 
municipality can approve a land use application. 
Condition E:
This deals with an electrical servitude in favour of the local municipality – this servitude 
must be honoured in a development proposal on this land.
Condition F:
This deals with the expropriation of a portion of the land for road purposes.

3 Michael James Organisation (MJO) Auction notification notice, 22 February 2014.
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The property is to be rezoned from “Agricultural Zone” to “General Residential” and “Special 
Zone – Conservation Area” and all matters related to Deed restrictions will be dealt with in the 
rezoning application by Marike Vreken Urban and Environmental Planners.

The conditions of title which prevent development which are noted above (electrical servitude 
in favour of the Municipality and parts intended for expropriation for road) reduce the effective 
developable overall land parcel. Once these impacts have been calculated, the effective 
developable site area is reduced from 8,4899 ha to 8,3405 ha. 4  

The extent of the new “General Residential” segment of the property, for primary land use right, 
is determined by the topography of the land. The south-western portion of the site is comprises 
of a plateau which drops steeply towards the east and for this reason, development can 
effectively only occur in this part of the site. The same conditions apply on the neighbouring 
properties. 

The “General Residential” portion of site is approximately 33% of the whole.

The new “Special Zone – Conservation Area” portion of the property is approximately 67% of 
the whole.

Figure 4: RE of Ptn 47 (a ptn of Ptn 1) shown in relation to the Farm Ganse Vallei No. 444
Source: URA + HP with SG WC, Department of Rural Development and Land Affairs, Nov. 2019 

4 Refer to Title Deed T13745/2017 Conditions D, F and G and to NID Report, M Vreken, December 2018, Pg. 3.
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Figure 5: SDP for RE of Ptn 47 (a ptn of Ptn 1) of the Fram Ganse Vallei No. 444
Source: Marike Vreken Urban and Environmental Planners
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Figure 6: Extracts from SDP and Zoning Plan for the site
Source: Marike Vreken Urban and Environmental Planners

1.2. OWNER DETAILS

Saper Investments Propriety Limited (Reg no 2008/016031/07) own the property. They are 
registered and classified as a private company with investment in immovable and moveable 
property who are located in Paarl. 

1.3. PROPOSED DEVELOPMENT OUTLINE

The existing circa 1970 Manor House has been converted for use as a Guest House. The 
intention is to alter this usage to a Boutique Hotel. The changes made to date are incorporated 
within the foot printed area occupied by the original Manor House. The Boutique hotel will 
provide for 30 hotel rooms with max 60 Beds.
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The post alteration changes are shown in these before and after images which are provided 
in the Rezoning Planning Report which has been prepared by Marike Vreken Urban and 
Environmental Planners. 

Figure 7: Ex Manor House now a Boutique Hotel with a Restaurant and a Function Venue
Source: Marike Vreken Urban and Environmental Planners

1.3.1. Alterations to the ex Manor House

It is the developer’s intention to add an additional new level of accommodation to the existing 
Boutique Hotel (ex Manor House) over the SE wing. 
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1.3.2. New General Residential additions

In addition, the development proposal adds accommodation to the new “General 
Residential” segment of the site as follows:- 

22 freestanding Villas (2 Bedroomed units, max 88 Beds)
2 x 2 storied apartment buildings (one with 10 x 1 Bedroomed units and one with 8 x 1
Bedroomed units, 36 beds max).
5 tents with decks as non-permanent structures.

The architectural inputs as per information contained in the NID are presented as small scale 
SDP layouts with plan form outlines for the new work (villa’s, apartment blocks and tented units), 
accompanied by visual images as examples for the tented units. 

Figure 8: SDP layout from NID Report
Source: Marike Vreken Urban and Environmental Planners
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1.3.3. New Tented accommodation with a Special Zone – Conservation Area

The new “Special Zone – Conservation Area” portion of the property will contain:- 
5 tents with decks as non-permanent structures.

1.3.4. Additional Parking

A total of 86 parking bays are provided on the property.

Figure 9: Expanded Site Development Plan
Source: URA + HP with Marike Vreken Urban and Environmental Planners
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1.4. HERITAGE RESOURCES AND THE LEGAL FRAMEWORK OF THE NHR ACT

1.4.1. NATIONAL HERITAGE RESOURCES ACT OF 1999 (NHR Act)

The NHR Act serves as the legal framework which guides the management and protection of 
the “National Estate”5 which is what the people of South Africa value as their heritage. The Act 
achieves this by controls which empower civil society to identify, claim, nurture and conserve 
their heritage.6

A Heritage resource is defined in the act as “any place or object of cultural significance”7 such 
as:- 

places, buildings, structures and equipment of cultural significance;
places to which oral traditions are attached or which are associated with living 
heritage;
historical settlements and townscapes;
landscapes and natural features of cultural significance;
geological sites of scientific or cultural importance;
archaeological and paleontological sites;
graves and burial grounds;
sites of significance relating to the history of slavery in South Africa;
moveable objects including military objects, fine art, books, records, documents, 
archaeological and paleontological objects and materials

1.4.2. GENERAL AND FORMAL PRINCIPLES AND HERITAGE RESOURCE PROTECTIONS

Section 5 of the Act outlines the following principles that identify heritage resources as being:
finite, valuable, non-renewable and irreplaceable, and which
have the capacity to promote reconciliation, understanding and respect.

The concepts governing protective mechanisms for buildings in the Act are either by:
“Formal”8 identification of individual sites and their designation by a formal action (gazette 
publication) establishing significance, or by
“General”9 protection as blanket or umbrella protections, usually for a period until they are 
formally protected.  General protection therefore protects a category of heritage or heritage 
of a certain age enabling assessment/scrutiny of significance or the necessity to protect.

1.4.3. THE MANAGEMENT OF RESOURCES AND THE NHR ACT

The South African Heritage Resources Agency (SAHRA), with its council, co-ordinate and 
promote the management of Heritage Resources. Provinces are empowered to manage at a 
provincial level by means of Provincial Heritage Resource Agencies (PHRA’s), specifically in this 
instance, Heritage Western Cape (HWC).

5  RSA, NHR Act 1999, Section 3 (1) to (3) “…those Heritage resources of South Africa which are of cultural 
significance or other special value for the present community…” such as places, building, structures, equipment of 
cultural significance, places, settlements, townscapes, landscapes and so forth.
6  Ibid., preamble.
7 Ibid., Section 26(xvi)
8  Ibid., Sections 27 to 32
9  Ibid., Sections 33 to 38
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1.5. STATUTORY CONTEXT

The property is 8,4899 ha in extent. It contains the altered Manor House (circa 1970), parking, 
a swimming pool, viewing deck above a conservancy tank (450 000 litre) and new planting. 
The structures are currently used as a Boutique Hotel.

The property is currently zoned for Agriculture and will be rezoned to part “General Residential” 
and part “Special Zone – Conservation Area”.

Section 38 conditions in National Heritage Resources Act (NHRA) 1999 are triggered and these 
are specifically sections 38(1)(c)(i)10 and 38(1)(d)11. The requisite NID has been submitted to 
the Provincial Authority and the response, dated 29 January 2019, requires that a Heritage 
Impact Assessment (HIA) be complied to address and satisfy the provisions of Section 38(3).  
Specific reference is to be made to:

Impacts to archaeological heritage resources
Visual impacts of the proposed development

This report addresses these specific requests.

The application does not trigger conditions related to The National Environmental 
management Act, 1998 (Act 107 of 1998).12

A rezoning application and approvals in respect of restrictive deed conditions will be 
managed by Marike Vreken Urban and Environmental Planners.13

1.6. METHODOLOGY AND STRUCTURE OF THIS HIA 

The approach to the study will be based on the requirements of Section 38(3) (a) to (g) of the 
NHRA. 

The methodology employed in preparation of this report includes site visits and inspections, 
meetings and discussions with the planners, other consultants, the developers, reviews of 
historical research available, reviews of relevant conservation studies and reports and an in-
office analysis and referenced interpretation of the information gathered.

A draft copy of this HIA report will be submitted to the local Interested and Affected Parties 
(IAP’s) registered with Heritage Western Cape and the Plettenberg Bay Municipality

10  NHRA 1999(Act 25 of 1999) section 38(1)(c)(i) refers to any development or activity that will change the 
character of a site exceeding 5 000m2 in extent.
11  NHRA 1999(Act 25 of 1999) section 38(1)(d) refers to the rezoning of a site exceeding 10 000m2.
12 Refer to NID Report, M Vreken, December 2018, Pg. 12.
13  The Title Deed states that the property may only be used for single residential and agricultural purposes, 
unless the applicable National and Provincial roads Authorities grant permission. 
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Environmental and Heritage Management Branch. A public participation process will be 
followed in accordance with Heritage Western Cape’s public participation regulations. 

The comments will be included and addressed in the final HIA report. 

This HIA report provides an introduction with information regarding property details and it 
verbally describes the nature of the application. 

Section Two of the HIA Report will identify and analyse the heritage resources on, and to some 
extent, around the site by providing a brief history of the area which incorporates both social 
and built form developments over time.

A photographic reference of the context and the site is presented with views from within the 
site looking outwards, and views looking onto the site. These illustrate the context and 
surrounds, and provide means by which to assess potential impacts on heritage resources.

Moreover, this HIA Report will provide the requisite Archaeological Impact Assessment, which 
in turn will address and assess impacts to archaeological heritage resources. A composite 
Resource Map will graphically summarise findings (as per Section 38(3)(a) of the NHRA).

Section Three of the HIA Report summarises an overall assessment of resources and maps 
composite resources (as per Section 38(3)(b) of the NHRA).

Section Four of the HIA Report will address and propose appropriate heritage resource 
indicators and recommendations as design directives despite these not being a prerequisite 
for Section 38(3) of the NHR Act. These are included to demonstrate an iterative process 
whereby indicators inform design development. 

The HIA will summarise an integrated set of recommendations and development proposals, as 
a response to the indicators. The recommendations will be described, illustrated and assessed 
in an independently prepared Visual Impact Report.

Section Five provides an assessment of the impacts of the development on heritage resources
(as per Section 38(3)(c) of the NHRA). This is informed by a Visual Impact Statement (VIS) and 
an Archaeological Impacts Assessment (AIA). These specialist studies will provide inputs and 
thereby provide inputs to guide an appropriate design response which will contribute to a 
considered outcome. The recommended VIS mitigations be incorporated into the 
architectural design and detail development stages of work. The recommended AIA 
mitigations will form part of the recommendations to this report. 

Section Six provides an evaluation of the impacts of the development on heritage resources 
relative to the sustainable social and economic benefits to be derived from the development 
(as per Section 38(3)(d) of the NHRA).

Section Seven will present the results of consultation with communities affected by the 
proposed development and other interested and affected parties regarding the impacts of 
the development on heritage resources (as per Section 38(3)(e) of the NHRA). 
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The first Draft HIA will be available to Interested and Affected Parties in a formal Public 
Participation Process (PPP) which is intended to correspond with the Land Use Management 
application and it’s Participation Process which will be managed by Marike Vreken Urban and 
Environmental Planners.

Comments received from relevant registered conservation bodies and the Municipality will be 
addressed and amendments may be made to the development proposal. 

Section Eight will consider alternatives if need be (as per Section 38(3)(f) of the NHRA).

Section Nine of this report will provide a summary of proposed mitigations for the development 
on heritage resources. These will be presented to address provisions of Section 38(3)(g)of the 
NHR Act. An evaluation will be submitted which will stipulate mitigations to address adverse 
effects on heritage resources. The mitigations proposed will be subjected to scrutiny by all 
Interested and Affected Parties and will only therefore be finalised in the Final HIA.

1.7. AUTHORSHIP OF REPORT

This Heritage Impact Assessment is prepared by Ursula Rigby Architect who is registered with 
the South African Council for the Architectural Profession (SACAP), the South African Institute 
for Architects (SAIA) and as accredited Professional Heritage Practitioner, member of the 
Association of Professional Heritage Practitioners (APHP). All work is done in accordance with 
the APHP Code of Conduct, as outlined in Sections 2 and 3 of the APHP Constitution.

1.8. DECLARATION OF INDEPENDENCE

The assessment of the site is made as an independent assessment. There is neither business, 
personal, financial or other interest in the proposed development apart from remuneration for 
the research, assessment and the report preparation work.

This report assesses the significance of a heritage resource (the land and the build form upon 
it) and its purpose is to assist the owners, built environment professionals, heritage authorities 
and other interested and affected parties in making informed decisions with regard to the 
proposed development of the site.

2. IDENTIFICATION, MAPPING AND ASSESSMENT OF HERITAGE RESOURCES  

2.1. HISTORICAL EVOLUTION OF THE CONTEXT AND SITE

The proposed development is located on the Ganse Vallei Farm No. 444. Two SG diagrams 
from 1818 and 1894 show Ganse Vallei Farm. The development site is superimposed onto these 
diagrams for reference.



19

The Ganse Vallei Farm land parcel was originally surveyed in 1818 and again in 1894 where it 
is recorded as measuring 1390 Morgen and 3 Square Roods.14 Notes from this survey place the
Farm in the “Field Cornetcy of Plettenberg’s Bay in the division of Knysna”.15 The land parcel is 
shown bounded in the north by the Farm Hangklip, in the North West by the Farm Wittedrift, in 
the east and south east by the Keurbooms River Downs and Marshes and in the south west by 
the Governor Residency, the Farms Welkom or Lot 1 and Astley or Lot 2. 

The development site position is shown on an earlier sketched map entitled “Country between 
Knysna and Plettenberg Bay” by Newdigate (c 1850-1860) which is not drawn to scale.  

Figure 10: Newdigate Map “Country between Knysna and Plettenberg Bay” c 1850-1860
Source: Plettenberg Bay and the Paradise Coast”, Patricia Storrar, 2001

14  The earlier survey notes from the 1818 survey note the land parcel size as 842 Morgen and the land owner 
as Rynier van Rooyen. The 1898 survey is endorsed with a note as follows – “Surveyed for Amended Title” as per the 
annotation at the Ganse Vallei Farm on the 1880-1890 SG Map for the Plettenberg Bay area.
15  Now an obsolete word meaning a subdivision or ward of a district, falling under the jurisdiction of a field 
cornet. Also referred to as veld cornetcy; veld cornetship; veldkornetcy.
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The early map and SG diagrams in Figure 4 highlight early patterns of settlement, development 
and usage which follow natural landscape elements. 
For example we see:- 

The main road alignment on early maps is inset from, yet parallel to the coast and crosses 
through a forested area more or less midway between Knysna and Plettenberg Bay. This is 
entrenched today as the N2. 
The old map shows the road veering inland just past “The Residency” to the Farms of 
Gansevallei, Wittedrift, Hangklip and Uplands. This more or less aligns with today’s approach 
road to the development site via the Old Nick Intersection on the N2.
The natural forest areas marked on the 1894 survey map are nowhere near to the 
development site which is located in the far southern corner of the land parcel where the 
ground falls substantially to the “Kuerbooms River Downs”.
No palpable signs of early settlement or development are evident on this corner of the 
original farm.

The Old Nick site marks an early 1880’s settlement where buildings were said to have been 
constructed by Aaron Toplis who arrived in South Africa with other artisans brought from 
England by the then land owner William Newdigate, who is also the author of the “Country 
between Knysna and Plettenberg Bay” map. Toplis reputedly married and built a family home 
on the Farms Gansevallei and in about 1900 he built the Gansevallei Algemene Handelaar 
which is today the home of Mungo Trading according to the history storey board located on 
the site.

From the above, we deduce that the development site was part of a predominantly 
agricultural settlement pattern with scattered farmsteads located on the 23 older portions 
which were subdivided off the farm between the years of 1897 to 1941.16 There is no evidence 
of early settlement or development in this area. The extent of natural or indigenous vegetation 
on the sloping land is of interest although probably disrupted with the construction of the N2 
which bounds and forms its eastern edge. 

The subject site is located on the far southern edge of the parent erf on high ground with part 
steeply sloping towards the south east. As this land parcel is not located anywhere centrally 
on the parent erf nor near to a watercourse or access track, one can deduce that it was not 
likely to have been the site of an early settlement. Furthermore, it is the remaining extent of 
several subdivisions of land parcels from the parent farm and as such, is encircled by urban 
development. On its north and west it bounds Baron’s View Housing Estate with Formosa 
Retirement Village and The Hill Housing Estate forming its southern boundary. These 
developments are part of the late 1990 / early 2000 rezoning applications submitted to the 
then Municipality of Plettenberg Bay which have all been set out and serviced. A large number 
of the erven have been developed as free standing one, two and three storied villas which 
capitalise on the north eastern and east views out onto the valley and the ocean from high 
ground above the N2. These circa 2000 structures present as an architecturally homogenous 
mix of upper middle class residential holiday homes, most of which are secondary ‘holiday
homes’.  

The existing circa 1970 Manor House was converted for use as a guest house. It is utilised as a 
Boutique Hotel with a Restaurant and a Function venue. Its roof space currently provides a 

16  Refers record of subdivisions recorded on SG Diagram 1055/1894.
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venue for special functions. A temporary nomadic tent structure has on occasion been 
erected for atmospheric effect and to create shade, and a large viewing platform on stilts has 
been constructed in front of the Hotel. 

The circa 1970’s Manor House was constructed on the ridge line at the edge of the plateau in 
a position commanding impressive views yet somewhat disturbing the ridgeline when viewed 
from the beach. Its original form as a two storied single residential home was large. A three car 
garage, swimming pool and gazebo structure had been constructed in a faux-Georgian style, 
finished in a pale yellow colour with white trim. This private residential development was highly 
visible in this position. The alterations implemented under the direction of the new owners have 
considerably tempered this previously unattractive development. 

The present owners are considering the addition of a third level and to this end, an Elevational 
study has been prepared and are presented here in Figure 14. The original roofline is shown in 
a feint dotted green line.

Photographic references of the context and the site are presented here below with views from 
within the site looking outwards, and views looking onto the site. These illustrate the context 
and surrounds, and provide means by which to assess potential impacts on heritage resources.
Refer to Figure 15 and Figure 19.

Examples of the surrounding urban development (Baron’s View housing Estate, Formosa 
Retirement Village and The Hill Housing Estate) are illustrated in Figures 16 to18. 

Figure 11: Site Analysis – Cultural Landscape
Source: URA with Marike Vreken Urban and Environmental Planners base diagram and inputs from 
Botanical Assessment (M Berry, Environmental Consultant, May 2016)
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Figure 12: Views of the Manor House prior to alteration
Source: Various
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Figure 13: Views of the Manor House post alteration
Source: Various
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Figure 13: Views of the Manor House post alteration (Continued…)
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Figure 13: Views of the Manor House post alteration (Continued…)

Figure 14: Elevational studies investigating third level option to the Boutique Hotel
Source: Marike Vreken Urban and Environmental Planners



26

Figure 15: Photographic references – views from the Site
Source: Various
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Figure 16: Baron’s View Housing Estate located to the north and west of the subject site
Source: Various
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Figure 17: Formosa Retirement Vilage located to the south west of the subject site
Source: Various
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Figure 18: The Hill Housing Estate located to the south of the subject site
Source: Various
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Figure 19: Photographic references – views onto the Site
Source: Various
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Figure 19: Photographic references – views onto the Site (Continued…)
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Figure 19: Photographic references – views onto the Site (Continued…)

2.2. IDENTIFICATION AND ASSESSMENT OF HERITAGE RESOURCES AND SIGNIFICANCES

Cultural significance is defined as: aesthetic, architectural, historical, scientific, social, spiritual, 
linguistic or technological value of significance. 

Heritage resources of cultural significance include, amongst other things:- places; buildings
and structures; historical settlements and townscapes; landscapes and natural features. 

The property under discussion has no particular historical heritage significance. It has been 
established that the land was not likely to have been the site of an early settlement. The 
plateau’d portion of the site is covered in grass and the remaining extent of natural or 
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indigenous vegetation on the sloping land minimal and has probably been substantially 
disrupted with the construction of the N2. There are no significant landscape features, 
seemingly little surface stone, and much of the area is covered in invasive vegetation, resulting 
in low archaeological visibility.

The land parcel is however distinguishable as a largish portion of uninterrupted vegetation on 
the south eastern steeply sloping portions of land which fall from the plateau to the N2. It is now 
largely surrounded and engulfed in urban development. The lone large freestanding ex-Manor 
house on top of the ridge is surrounded by a mix of upper-middle class architecturally 
unremarkable residential structures, all contained within the neighbouring gated communities.

The existing Manor House built form is notably visible from a distance and prior to the 2014/6 
alterations could have been deemed to negatively impact this site. This building is not 60+ 
years and therefore not subject to scrutiny in this assessment. However, it must be noted that 
positive improvements have been made to this structure under the current ownership.

2.2.1. CULTURAL LANDSCAPE AND BUILT FORM ANALYSIS, ASSESSMENT AND MITIGATIONS

ANALYSIS: 

Subdivisions off the Parent Farm Ganse Vallei over the past 122 years (1997 to 2019) have 
resulted in a substantially altered landscape. 

ASSESSMENT: 

The land parcel is distinguishable by its large portion of uninterrupted vegetation which is found 
on the south eastern sloping portions of land which fall from the plateau to the N2. 

The numerous subdivisions over time have resulted in the property no longer holding historical 
significance.

The Manor House was constructed on the ridge line at the edge of the plateau in a position 
commanding impressive views yet disturbing the ridgeline when viewed from afar. Its original 
form, materials and the pale yellow colour with white trim resulted in it being highly visible in 
this position. The alterations implemented recently have considerably tempered its poor siting 
by means of the introduction of natural materials (timber) and the refinishing of its exterior 
surfaces. The extensive upgrades have enhanced the overall aspect of the site and improved 
views onto the site from outer views points A, B and C which are 1,5kms, 890metres and 1,33kms 
respectively from the site. 

The viewing platform, which stands on stilts has significant visual bearing on the site when 
viewed from Lookout Beach despite mitigating efforts which have been made. The area below 
where the concrete stilt columns sit has been covered with camouflaged webbing as a 
temporary measure until such time as new planting is established.
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MITIGATION MEASURES:
Although surrounded by urban development there is potential to:- 

sensitively site proposed new built form in order to mitigate impacts on the ridge and 
plateau
sensitively design new built form (Villas and Apartment Blocks) in order to mitigate 
impacts on the ridge and plateau
activate Fynbos regrowth on the sloping ground which is intended to be rezoned 
“Special Zone – Conservation Area”17

sensitively design new built form (Tents with decks) in order to mitigate impacts on the 
sloping ground
introduce new planting associated with the Tents

2.2.2. RELEVANT ARCHAEOLOGICAL FINDINGS FROM THE AIA REPORT  

The specialist consultant’s AIA Report set out to determine whether there are likely to be any 
important archaeological resources that may be impacted by the proposed development.

The investigations undertaken where done do as to  
Assess the sensitivity of archaeological resources on the proposed development site;
Assess the significance of any impacts resulting from the proposed development, and
Identify measures to protect any valuable archaeological resources that may exist
within the proposed development site.18

The outcomes from the investigations have determined that indications are that there are no 
archaeological risks associated with the proposed development as the affected property is 
already severely degraded and transformed. 

The following findings have been tabulated:- 
A small number of isolated Early and Middle Stone Age implements were recorded 
during the field assessment.19

The archaeological resources have been graded as Not Conservation Worthy and determined 
to be most likely represent discarded flakes and flake debris. It is concluded that no evidence 
of any human occupation, or settlement was found in the surrounding area. 

In summary:

“Archaeological traces may be exposed below the topsoil’s during construction 
activities, but significance of the remains is likely to Be LOW.”20

17 Refer to mitigations as suggested in the Botanical Assessment (M Berry, Environmental Consultant, 
May 2016.
18 ACRM Report Aug 2019, Pg. 7.
19  Ibid., Pg. 10.
20 Ibid., Pg. 2.
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3. OVERALL ASSESSMENT OF RESOURCES

General Assessment: 
The numerous subdivisions over time have resulted in the property no longer holding historical 
significance. 

Archaeological Assessment: 
The study has identified no significant impacts to pre-colonial archaeological heritage
that will need to be mitigated prior to proposed construction activities commencing.
The impact significance of the proposed Ganse Vallei housing development on
archaeological heritage is assessed as LOW
There are no objections, on
archaeological grounds, to the development proceeding.

Existing and Proposed Built Form Assessment:

The existing Manor House:
The Manor House is visible from a distance. 
Remodelling in 2014/6 has mitigated visual impacts. 
This building is not 60+ years and therefore not subject to scrutiny in this assessment. 

The existing viewing platform: 
This elevated platform stands on stilts with significant visual bearing on the site when 
viewed from Lookout Beach. 
Mitigating efforts which have been made in terms of planting around and below the 
platform and in between the stilts. (Camouflage webbing is temporary until such time 
as planting is established – see Figure 27)

The proposed new built form:
There is potential to:- 

Sensitively add an additional floor to the SE wing of the Boutique Hotel 
Sensitively site the proposed new built form in order to mitigate impacts on the ridge 
and plateau
Sensitively design new built form (Villas and Apartment Blocks) in order to mitigate 
impacts on the ridge and plateau
Activate Fynbos regrowth on the sloping ground which is intended to be rezoned 
“Special Zone – Conservation Area”21

Sensitively design new built form (Tents with decks) in order to mitigate impacts on the 
sloping ground
Introduce new planting associated with the Tents

Refer to summary notations captured on the Composite Resource Map

21 Refer to mitigations as suggested in the Botanical Assessment (M Berry, Environmental Consultant, May 
2016). 
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3.1. COMPOSITE RESOURCE MAP

Figure 20: Composite Heritage Resource Map with proposed Mitigation Notations
Source: URA + HP
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4. HERITAGE RESOURCE INDICATORS/DIRECTIVES AND DESIGN PROPOSALS

Heritage resource indicators and recommendations as design directives are proposed here 
and included to demonstrate the iterative process whereby indicators inform design 
development. 

A summarised and integrated set of recommendations and development proposals, as a 
response to the indicators, are presented and illustrated here below for assessment by means 
of an independent Visual Impact Statement (VIS). The VIS will ultimately act as a guideline 
which will feed into the architectural design and detail development stages of work by 
illustrating and analysing the impacts of the indicators as mitigations to the conceptual block 
layout plans. 

In other words, the VI Specialist will work with proposals presented herein to explore practicable 
and effective mitigations to the development proposal as it stands.  

Indicators and design directives are proposed in respect of the siting of new built form on the 
ridge, the design of new Villas and apartment Blocks which are located on the plateau and 
the design of new Tents with decks on the sloping ground. In addition, measures are proposed 
to reduce the visual impact of existing viewing platform structure.

4.1. Indicators and directives for design proposals - siting new built form 

In order to mitigate impacts of new built form on the ridge and plateau: 

New built form should be sited where least visible: 

set to the rear of a plateau or

set into the hillside

Avoid:

flattening the top of a hillside and siting the built form on the flattened part

Preferably:

create a small berm to screen the building from a lower level

4.2. Indicators and directives for design proposals - additional height to Boutique Hotel  

In order to mitigate impacts of an additional level of accommodation added to the existing 
Boutique Hotel (ex Manor House), situated on the ridge and plateau:

utilise natural materials (timber) and continue the refinishing of its exterior surfaces

Impacts have been reduced with the recent alterations and a study presented in Figure 14
graphically illustrates an additional level in Elevational form. This is not much higher than the 
original roof line of the ex-Manor House.
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4.3. Indicators and directives for design proposals - Villas and Apartment Blocks  

In order to mitigate impacts on the ridge and plateau: 

Building form should be designed to conform to the site topography:

step the building down the hillside rather than utilising a ‘flatland’ layout on a hillside 
setting

avoid retaining walls by employing pier supports or grade foundation beams

Building height, bulk and size should correspond with site terrain:

design to minimise visual height and bulk

use recesses and projections, roof/pergola overhangs, decks and other features to 
enhance the play of light and shadow which contribute to the visual reduction of bulk 
and which add interest

carefully balance features such as doors, windows, wall massing

minimise the first level height in order to reduce the overall building height

roof forms and roof lines are to be broken by level changes to reflect irregular forms as 
found in the natural environment

long linear unbroken roof lines are discouraged

planted roofscapes are ideal

minimise vertical building lines to reduce visual height

horizontal natural wood lapping in wood is encouraged

encourage diversity between units

medium earth tone building material colours are encouraged as these compliment 
natural settings

roof material colours are to be darker earth tones or dark grey as these colours will be 
less conspicuous when viewed from a distance

consider lighting effects and utilise low lights wherever possible as opposed to spot lights 
or high level lighting

utilise lights in planting for access routes
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Figure 21: Key Map for Design directive inputs
Source: URA + HP
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Figure 22: Design directive inputs – Villas
Source: URA + HP
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Figure 23: Design directive inputs – Apartments
Source: URA + HP
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Figure 24: Design directive inputs – General notes re Villas and Apartments 
Source: URA + HP
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4.4. Indicators and directives for design proposals - Tents with decks  

In order to mitigate impacts on the sloping ground:- 

avoid base walls and retaining walls by employing pier supports or grade foundation 
beams 

tent height, bulk and size should correspond with site terrain

encourage diversity between units

medium earth tone building material colours are encouraged as these compliment 
natural settings

utilise floating deck walkways to avoid trampling new vegetation growth

introduce new indigenous planting associated with the tented structure and decks

consider lighting effects and utilise low lights wherever possible as opposed to spot lights 
or high level lighting

utilise lights in planting for access routes.
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Figure 25: Design directive inputs – Tents and decks
Source: URA + HP and Marike Vreken Urban and Environmental Planners
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Figure 26: Design directive inputs – General lighting
Source: URA + HP
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4.5. Indicators and directives for adaptions - Viewing Platform

In order to mitigate the visual impact of existing viewing platform structure:- 

Additional measures of a more permanent nature have been recommended to reduce the 
impacts of the viewing platform structure such as:

planting and terracing for planting which should be encouraged to cover the columns 
and a framework structure between the columns

These proposals have been suggested and are being acted upon.

Figure 27: Design directive inputs – Viewing Platform
Source: URA + HP
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5. ASSESSMENT OF POTENTIAL IMPACTS ON RESOURCES

The cultural landscape qualities of the study area essentially consist of an urban area where
no material culture or structural resources of historical significance were observed. 

5.1. Archaeological Survey Analysis – findings

Refer to Appendix A and extracts from this report is Section 2.2 entitled: Relevant 
Archaeological Report Findings.

In summary:

“Archaeological traces may be exposed below the topsoil’s during construction 
activities, but significance of the remains is likely to Be LOW.”22

5.2. Visual Impact Statement – findings

Refer to Appendix B and the following summary of findings according to the VIS Report.

Visual Modification:
The following factors are noted in terms of visual modification and assessment of impacts

Visual modification is a measure of the level of visual contrast and integration of the 
planned infrastructure with the existing landscape. 
Where an existing landscape has certain visual characteristics (i.e. visual elements of 
form, shape, line colour and texture), a development that has different visual 
characteristics will create contrast with the existing landscape. 
If similar developments already form part of the existing project landscape, the visual 
effects of a new development should borrow the visual character from these 
developments, thereby reducing visual modification.

Visual Findings:
This project site is surrounded by existing developments and once both these residential 
developments are at full capacity, the proposed development will fit in with the urban area 
and will allow for a more uniform urban pattern along the ridgeline. 

The proposed development will therefore create a minimal level of visual contrast and a 
high level of integration in terms of form, line, shape, pattern, colour and texture values with 
the surrounding developments already located on the ridgeline. 
It is for this reason that no 3D modelling or photomontages is required for this visual 
assessment.

22 Ibid., Pg. 2.
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The proposed development has been assessed from various points and it has been found 
generally, that 

due to the increased distance (distance decay) from the project site and the screening 
effect of vegetation the development is barely visible
the natural colours and natural materials used on the altered Manor House (Boutique 
Hotel) further blends the structures into the surrounding landscape and reduces visibility

The proposed development will therefore not be isolated on the ridgeline but will blend in with 
the surrounding developments reducing the contrast created by individual structures on a 
ridgeline.

Exposure from the N2:
The project site will have a very low (intermittent) exposure from the N2 view corridor due to the 
screening effect created by the vegetation next to the road and existing neighbouring 
developments. Drivers and passengers driving along the N2 road will only a brief glimpse (short 
viewing time) of the proposed project and in seated position, their view up towards the project 
site will be very limited. The visual exposure will be low.

Furthermore, topographic features and vegetation create a narrow viewing corridor along the 
N2 road from the Old Nick Village and Goose Valley Golf estate. The existing landscape
conceals the proposed development and therefore the level of visual modification will be low.

Exposure from Plettenberg Bay: 
The proposed development will be visible from a portion of the town (east-facing slope). One 
can see an existing development gap between The Hill Private Estate and the proposed project 
but as soon as the development is at full capacity the buildings from the development will join 
up with the proposed development creating a more uniform urban pattern along the ridgeline. 
This will reduce the level of visual contrast by providing visual integration with the surrounding 
modified (urban development) landscape.

6. EVALUATION OF THE IMPACTS OF DEVELOPMENT

6.1. Archaeological impacts

Archaeological impacts have been established to be low. 
Nevertheless, consideration must be given to the situation where resources are uncovered 
during construction. In this instance, it is important to state that the findings are to be reported 
to the specialist Heritage Archaeologist who is:

Jonathan Kaplan:
Mobile: 082 321 0172
E-mail: acrm@wcaccess.co.za

mailto:acrm@wcaccess.co.za
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6.2. Visual Impacts, Visual Sensitivity and exposure

The Sky Villa Boutique Hotel’s form, line, shape and selection of colour and texture (natural wood 
panelling) and surrounding landscaping allow it to integrate well into the surrounding landscape 
and reduce visibility.

Consequently, the development’s visual impact and exposure will be low to moderate.

6.2.1. Visual Absorption Capacity

As the project site is located on an elevated landform it is visually exposed to the surrounding 
area and, therefore, theoretically has a low VAC. However, effective landscaping could 
provide some screening to the development and reducing the VAC. The tented decks located 
on the hill be enclosed by the surrounding vegetation (Conservation Area) and will, therefore,
have a high visual absorption capacity. 

6.2.2. Visual Instruction

The proposed development is an extension of the surrounding urban developments of 
Plettenberg Bay (Baron View, The Hill Private Estate, Formosa Garden Village) and is as such 
compatible with the particular qualities of the area creating a low level of visual intrusion. The 
tented decks are compatible with the vegetation area (Conservation Area) of the project site 
and visual intrusion will, therefore, be low.

7. PUBLIC PARTICIPATION

To follow

8. RESULTS OF PUBLIC PARTICIAPTION WITH IAP’S

To follow
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9. PLANS FOR MITIGATION OF ANY ADVERSE EFFECTS DURING AND AFTER COMPLETION

9.1. RECOMMENDED MITIGATIONS

The following are a set of recommendations presented as proposed mitigations for the 
development, in order to avoid adverse effects during and after the completion of the 
proposed project. These are presented to address provisions of Section 38(3)(g)of the NHR Act. 

Evaluations have been submitted (in Section Six of this report) and mitigations are stipulated to 
address adverse effects on natural resources and the environment. These mitigations are 
subject to scrutiny by all Interested and Affected Parties (IAP’s) and will only therefore be 
finalised in the Final HIA.

Construction impacts are expected to occur, and some operational impacts can be avoided 
in the long term. Construction impacts are sudden, and tend to have a noticeably negative 
visual impact. Operational visual impacts are initially noticeable, but recede over time as the 
project becomes integrated within its context.

It is intended that the recommended mitigations be incorporated into the detailed 
development proposal drawings and documentation. As such, these Archaeological and 
General recommendations are combined from two sources, namely  

the indicators / directives and design proposals

the measures deemed to be relevant and noted as such in the VIS 

These notations and associated illustrative images are collated into two A1 sheets which is a 
record of recommended mitigations which will act as the Guidelines for Design Development.

Refer to Appendix C.
DESIGN GUIDELINES FOR SKY VILLA DEVELOPMENT: 
BOUTIQUE HOTEL with VILLAS, APARTMENTS and TENTED UNITS
RE OF PORTION 47 (A PORTION OF PORTION 1) OF THE FARM GANSE VALLEI NO 444
PREPARED FOR SAPER INVESTMENTS PRY. LTD
SHEETS. 100 AND 101 R00, DATED 18 Feb 2020 

9.2. Archaeological recommendations

Should any archaeological material be exposed during construction work, it must immediately 
be reported to a heritage practitioner so that an investigation and evaluation of the finds can 
be made.

9.3. General recommendations

9.3.1. Reducing unnecessary disturbance during construction: 

As a general rule, reducing the amount of land disturbed during the construction of a project 
reduces the extent of visual impact. Measures relevant to the project include:

Reducing unnecessary contrasts from earthworks during construction: 
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Excessive cut and fill activities during construction often leave long-lasting negative visual 
impacts. Proper location and alignment and fitting infrastructure to the existing landforms to 
minimize the size of cuts and fills will greatly reduce visual impacts from earthwork. 
Measures relevant to this project include:

• Retain as much of the existing vegetation as possible and where practical, screen 
construction activities from key viewing locations (This is referred to as vegetation 
manipulation)

• Establish limits of disturbance that reflect the minimum area required for construction

• Existing vegetation should be retained where possible through the use of retaining walls

• Minimizes the size of cuts and fills to greatly reduce visual impacts from earthwork by 
employing the technique of ‘all cut’ as opposed to excessive cut and fill

• Set new built form to the rear of a plateau or set into the hillside

• New built form should be sited where least visible

• Create a small berm to screen the building from a lower level

• The dumping of excess rock and earth on downhill slopes should be limited

• Topsoil should be stripped (prior to construction), saved, and replaced on earth surfaces 
disturbed by construction activities

9.3.2. Design recommendations

Limiting the footprints and the height of structures: 
Visual impact can be reduced by limiting the footprint of the buildings and hardscaping as well 
as the heights of buildings. Limiting the footprint of infrastructure will help to provide more 
greening areas in between buildings which will assist with screening and visual absorption of 
structures. Measures relevant to this project include:

Design recommendations for new built form: 
Development and architectural guidelines have been proposed to address planning and 
aesthetic considerations required for the development of the property. The architectural ethos 
of the development and the guidelines presented in Section Four of this document provide 
indicators and directives as guidelines is to protect and safeguard the environment and scenic 
resources and guide an appropriate architectural character. This is important in order to 
preserve the investment value of the development.

The guidelines are not intended to be restrictive and they should promote an overall design 
sensitivity. The buildings should aim to be as visually recessive as possible. 
Consideration is to be given to the following elements relevant to this project which include: 

• Limit the footprints and the height of structures to reflect visual images contained herein

• Building form is be designed to conform to the site topography
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• Step the buildings down the hillside rather than utilising a ‘flatland’ layout on the hillside 
setting

• Avoid retaining walls to floor surface bed level by employing pier supports (with planting) 
or grade foundation beams

• Design to minimise overall and visual height

• Minimise the first level height in order to reduce the overall building height

• Design to minimise bulk and form (grouping components as separate but linked forms)

• Finishes and material colours of all surfaces are to be muted earth colours excluding 
white, beige and cream

• Organisation and orientation of units are to be clustered as opposed to grid formatted 

• Roofscapes and roof forms and lines are to be broken by level changes to reflect irregular 
forms as found in the natural environment

• Long linear unbroken roof lines are discouraged

• Planted roofscapes are ideal

• Roof colours are to be dark grey or a dark earth tone

• Windows are to be recessed with overhangs to prevent reflection of the sun

• Use recesses and projections, roof/pergola overhangs, decks and other features to 
enhance the play of light and shadow which contribute to the visual reduction of bulk 
and which add interest

• Carefully balance features such as doors, windows, wall massing

• The use of horizontal natural wood lapping in wood is encouraged

• Encourage diversity between units

• Utilise floating deck walkways as access between units (especially tented units) to avoid 
trampling new vegetation growth

9.3.3. Colour considerations and recommendations

Colour has the greatest impact on the visual success or failure of a project. Strong contrasts in 
colour create easily recognisable visual conflicts in the landscape. Measures relevant to the 
project include:

• Use colours that blend with or are in harmony with the surrounding landscape (including 
tonal variations of existing colours in the surrounding landscape)

• Avoid strongly contrasting or discordant colours that stand out in the landscape 

• Medium earth tone building material colours are to be used as these compliment natural 
settings

• Roof material colours are to be darker earth tones or dark grey as these colours will be
less conspicuous when viewed from a distance
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• Colours for smooth structures are to be two or three shades darker than the background 
colours (to compensate for shadow patterns created on background surfaces that make 
colours appear darker).

• Galvanized steel should be darkened to prevent glare. Low lustre paints are to be used 
wherever possible to reduce glare

9.3.4. Lighting design

Effective light management must be incorporated into the design of the lighting to ensure that 
visual influence is limited. A number of measures can be implemented to reduce light pollution 
and those relevant to the project are as follows:

• Low flux lamps and direction of fixed lights toward the ground are to be implemented. 
Choose fixtures that keep light shining up or sideways.  If you can see the bright bulb from 
a distance, it’s a bad light. With a good light, you see lit ground instead of the dazzling 
bulb. 

• Consider lighting effects and utilise low lights as opposed to spot lights or high level 
lighting

• Utilise lights in planting for access routes

• The design of night lighting sis to be kept to a minimum level required for operations and 
safety

• Where feasible, put lights on timers to turn them off each night after they are no longer 
needed

9.3.5. Landscape Plan

A Landscape Plan must be drawn up by a professionally registered Landscape Architect. 
The objective of the Landscape Plan must be:

• To identify and retain indigenous trees and shrubs that will visually screen the 
development

• To provide a planting plan of indigenous trees and shrubs for access routes and open 
spaces that will allow for the medium – long-term visual screening of the development 
and enhance the living environment

• To draw up a management plan for phasing in indigenous trees and phasing out 
exotic trees. The plan should include the planting of fast-growing, pioneer type trees, 
trees with a medium growth rate and those that have a slower growth rate. This 
management plan should be for a minimum of 20 years and should be monitored and 
revised every 5 years

• To provide Landscape Guidelines for homeowners (if any units are intended to be 
sold). Planting of lawn alone exacerbates the visibility of the units. The mix of lawn, 
shrubs and trees should be carefully designed with the importance of trees and large 
shrubs emphasised, to provide further greening of the built environment

• To provide guidelines on visually permeable boundary treatments, using fencing for 
the most part and walls at entrances only. No precast concrete walls.



54

9.4. Recommendations after construction (restoration and reclamation)

Restoration and reclamation strategies are very similar to the design strategies for earthwork. 
The objectives of restoration and reclamation include reducing long-term visual impacts by 
decreasing the amount of disturbed area and blending the disturbed area into the natural 
environment while still providing for project operations.

All areas of disturbance that are not needed for operation and maintenance should be restored 
as closely as possible to previous conditions. Measures relevant to the project include:

• Topsoil should be stripped (prior to construction), saved, and replaced on earth 
surfaces disturbed by construction activities

• Planting holes should be established on cut/fill slopes to retain water and seeds
• Indigenous plant species should be selected to rehabilitate disturbed areas
• Where possible rehabilitation efforts should emulate surrounding landscape patterns in 

terms of colour, texture and vegetation continuums
• Replace soil, brush, rocks and mulch over disturbed earth surfaces when appropriate, 

to allow for natural regeneration rather than introducing an unnatural looking grass 
cover

• Re-vegetation of disturbed areas should occur as soon as practicable possible after 
the completion of various construction activities

10. CONCLUSION  

The conclusion will be finalised once the Public Participation has been concluded.

10.1. Interim recommendation.

The interim recommendation is that inputs obtained via the specialist studies concluded have 
provided valuable inputs which are summarised in the DESIGN GUIDELINES (Appendix C):

DESIGN GUIDELINES FOR SKY VILLA DEVELOPMENT: 
BOUTIQUE HOTEL with VILLAS, APARTMENTS and TENTED UNITS
RE OF PORTION 47 (A PORTION OF PORTION 1) OF THE FARM GANSE VALLEI NO 444
PREPARED FOR SAPER INVESTMENTS PRY. LTD
SHEETS. 100 AND 101 R00, DATED 18 Feb 2020 

This report and associated guidelines are both subject to comment and once comment has 
been received and addressed, the final report and guidelines are to be endorsed as the 
approved guideline for preparation of detailed drawings in the Land Development 
applications process.
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1.   INTRODUCTION
1.1 General
Visual impact assessments should not be an obstacle in the approval process of a proposed development. 
Visual input, especially at the early concept stage of the project, can play an important role in helping to 
formulate design alternatives, as well as minimising impacts, and possibly even costs, of the project

It is in the nature of visual and scenic resources to include abstract qualities and connotations that are by 
their nature difficult to assess or quantify as they often have cultural or symbolic meaning. An implication of 
this is that impact ratings cannot simply be added together. Instead, the assessment relies on the evaluation 
of a wide range of considerations, both objective and subjective, including the context of the proposed 
project within the surrounding area.

The analysis of the interaction between the existing visual environment and the planned infrastructure 
provides the basis for determining visual impacts and mitigation strategies. This visual impact assessment 
provides an overview of the landscape character of the locality and assesses the degree to which the 
proposed development would be visually appropriate.

1.2 Methodology

1.2.1 The sequence of work employed in this study

A desktop survey using 1:50,000 topographical survey maps, Google Earth, and ArcMap (Esri, ArcGIS 
software) were undertaken. Following the desktop information gathering process, a site visit was conducted
to test the conclusions of the terrain analysis, to identify receptors and appraise the local landscape. 

The methodology employed by this visual assessment is based on the following methods: 

The United States Department of Agriculture: Forestry Service - Landscape Aesthetics; 
The United States Bureau of Land Management Visual Resources Management;
The Landscape Institute and the Institute of Environmental Management & Assessment - 
Guidelines for Landscape and Visual Impact Assessment; and
The Provincial Government of the Western Cape’s Guideline for involving visual and aesthetic 
specialists in EIA processes and the Guidelines for Landscape

Visual modification is a measure of the level of visual contrast and integration of the planned infrastructure 
with the existing landscape. An existing landscape has certain visual characteristics expressed through the 
visual elements of form, shape, line colour and texture.  A development that has different visual 
characteristics than the existing landscape will create contrast with the existing landscape. If similar 
developments already form part of the existing project landscape, the visual effects of a new development
will borrow the visual character from these developments, reducing visual modification.

The project site is surrounded by existing developments and borders onto the N2 road in the south. The 
Baron View Development borders onto the northern boundary and The Hill Private Estate onto the western 
boundary. Once both these residential developments are at full capacity, the proposed development will fit 
in with the urban area and will allow for a more uniform urban pattern along the ridgeline.  

The proposed development will therefore create a minimal level of visual contrast and a high level of 
integration in terms of form, line, shape, pattern, colour and texture values with the surrounding 
developments already located on the ridgeline. Therefore, no 3D modelling or photomontages is required
for this visual assessment.
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1.2.2    Written and drawn material was made available

An urban Background information for the notice of intent to develop: Remaining extent of portion 
47 (a portion of portion 1) of the farm Ganse Vallei no 44.
UR Illustrations for HIA Report - prelim 13 Sep 2019 R01
UR Notes re VIA for Draft HIA following on from client feedback discussions 24 Oct 2019

1.2.3    Receiving site

The receiving site was assessed, and areas of the locality from where the development appeared to be 
likely to be visible, adjacent lands, and local roads.

This study was conducted between December 2019 and January 2019. The weather on the days of the site 
visit was clear and open. A photographic survey of the site and surrounding areas was carried out. 

The visual assessment was undertaken using standard criteria such as geographic view-sheds and viewing 
distances as well as qualitative criteria such as compatibility with the existing landscape character and 
settlement pattern. Potentially sensitive areas were assessed, and mitigation measures were evaluated. 

1.3 Assumptions and limitations

It should be noted that the experiencing of visual impacts is subjective and largely based on the perception 
of the viewer or receptor.  The presence of a receptor in an area potentially affected by the proposed 
development does not thus necessarily mean that a visual impact would be experienced. 

Value can be placed in a landscape in terms of its aesthetic quality, or in terms of its sense of identity or 
sense of place with which it is associated.  If no such values are held with respect to a landscape, there is 
less likely to be a perception of a visual impact if the landscape becomes subject to visual alteration.  
Development within a landscape may not be perceived negatively at all if the development is associated
with progress or upliftment of the human condition. 

The perception of visual impacts is thus highly subjective and involves value judgements on behalf of the 
receptor. The context of the landscape character, the scenic / aesthetic value of an area, and the types of 
land use practised tend to affect the perception of whether landscape change (through development) would 
be considered an unwelcome intrusion. 

The abovementioned landscape values can be interlinked, but can also be conflicting, e.g. amenity values 
associated with a landscape held by a particular group of people as described above may conflict with 
economic values associated with the market or development possibility of the landscape that is held by 
others. It is in this context that visual impact related to a potential development often arises as an issue in 
environmental impact assessments.
  
1.3.1  Data

The best currently and readily available datasets were utilized for the visual impact assessment.  It is 
important to note that variations in the quality, format and scale of available datasets could limit the scientific 
confidence levels of the visual impact assessment outcomes.  

1.3.2  Viewshed analysis

Slope and aspect are significant in the context of views. Topography expressed in the form of slope and 
aspect can perform an essential role in limiting views or ‘focusing’ views in a certain direction. Viewers
located low down within an enclosed valley would experience a limited visual envelope or viewshed, as the 
rising topography around them would prevent wider views of the surrounding terrain beyond the immediate
valley. 
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Similarly, an object placed lower down in such an enclosed valley would have a limited viewshed, being 
shielded or partly shielded by the terrain surrounding it. A viewer located on a hill slope with a certain aspect 
would only be able to view the surrounding tertian in the direction of the aspect of the slope. Conversely, a
viewer on a higher-lying interfluve will be exposed to potentially wide-ranging views over the surrounding 
terrain, and large objects placed in these terrain settings could similarly be visible from a wide area.

The micro-topography within the landscape setting in which the viewer and object are located is also 
important. The presence of micro-topographical features and objects such as buildings or vegetation that 
would screen views from a receptor position to an object can remove any visual impact factor associated 
with it.
  
Fischer (1995) analysed the effects of data errors on viewsheds calculated by Geographic Information 
Systems and has shown that the calculations are extremely sensitive to small errors in the data and the 
resolution of the data and the errors in viewer location and elevation.  Other studies have also shown that 
a view-shed calculated using the same data but with eight different Geographic Information Systems can 
produce eight different results.

Hankinson (1999) also states that view-shed are never accurate, and they contain several sources of error 
and may not always be feasible to separate these errors or to estimate their size and potential effects.  It 
is, therefore, better to describe a view-shed analysis as a probable view-shed that must be subjected to 
subsequent field testing and verification.

A probable viewshed can be based on topography only and shows areas that will be screened by 
intervening hills, mountains etc. A probable topographic view-shed does not consider heterogeneous and 
complex natural and man-made elements in the surrounding landscape.  Intervening vegetation, buildings 
or small variations in topography, such as road cuttings are therefore not considered.  

Therefore, it is a conservative assessment of those areas that may be visually impacted by the planned 
infrastructure.  Increasing sophistication/accuracy of the probable view-shed by the addition of data on 
complex natural and man-made elements in the landscape is desirable, but it will introduce further errors of 
detail and interpretation in the view-shed analysis.

1.3.3  Visualisation

It must be remembered that any visualisation (3D models, photomontages, photos and maps) of complex 
natural and man-made elements produce perceptions, interpretations and value judgements that are not 
always consistent with those that would be produced by actual encounters with the elements represented. 
Visualisations should, therefore, be considered an approximation of the three-dimensional visual 
experiences that an observer would receive in the field and must be subjected to subsequent field testing 
and verification

Photomontage is the superimposition of an image onto a photograph to create a realistic representation of 
proposed or potential changes to any view. The overall aim of photography and photomontage is to 
represent the landscape context under consideration and the proposed development, both as accurately 
as is practical.  It must be kept in mind that the human eye sees differently than a camera lens, both optically 
and figuratively.  The focusing mechanisms of human eyes and camera lenses are different. Human vision 
is binocular, and dynamic compared to a camera that tends to flatten an image. 
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2. APPLICABLE POLICIES AND GUIDELINES
Several government policies and plans, guidelines, environmental management instruments and other 
decision-making instruments are relevant to the site and development and have been reviewed. These 
include:

2.1 The Western Cape Provincial Spatial Development Framework (PSDF)
Makes provision for: 

the protection and sustainable use of Landscape and Scenic Resources, 
the protection, management and enhancement of the provinces Sense of Place, Heritage and 
Cultural Landscape 

2.2 The Garden Route Environmental Framework
This document provides baseline data on the Topographical, Visual and ‘Sense of Place’ aspects 
in the Garden Route, the sensitivity, constraints and development guidelines for the area assist in 
informing decision-making.

Management Guidelines are provided for Ecologically Sensitive Geographical Areas. Of particular 
reference to this report are the guidelines for development in:

Topographically Sensitive Geographical Areas;
Conservation and Protected Areas; and
Visually Sensitive Landscape Geographical Areas.

Risks include:
Erosion of steep slopes;
The potential for visual and light pollution;
Destruction of visual topographical quality;
Development impact of sensitive topographical features and landscapes;
Inappropriate large-scale development;
Sprawling urbanisation; and
Large scale change of land use developments outside of the urban edge.

Objectives include:
Maintain the integrity of the Garden Route Landscape;
Limit development on steep slopes;
Enhance and protect the topographical landscape backdrop to the Garden Route;
Manage development on steep slopes, discouraging development;
Limit development densities
Retain the ‘sense of place’ of villages and hamlets;
Enforce building control and aesthetics;
Protect the ‘sense of place’ of the Garden Route;
Protect and enhance the visual quality of prominent tourism routes, meanders and nodes;
Protect the visual integrity of the South African National Park asset, as well as provincial 
nature reserves; and
Limit and prohibit development on prominent visually sensitive and exposed features.

2.3 Heritage and Scenic Resources: Inventory and Policy Framework for the                   
Western Cape

The study provides input on cultural and scenic resources and provides a guide for the identification 
and conservation of these resources. The report focuses on the broader regional scale rather than 
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the local landscapes or individual site scales and is, therefore, an overview rather than a detailed 
inventory of cultural and scenic resources.

2.4 DEA&DP Guideline for Management of Development on Mountains, Hills & Ridgelines
Key decision-making criteria regarding development on mountains, hills and ridges, relevant to this 
visual impact assessments, are: 

to avoid inappropriate development (i.e. intrusive and consumptive development) on 
mountains, hills and ridges taking into account the character of the existing environment; 
to ensure that where development does take place, that its layout and design takes account 
of sensitive features and environmental constraints, thereby promoting environmentally 
sensitive development of projects on mountains, hills and ridges where development is 
authorized;
to preserve landform features through ensuring that the siting of facilities is related to 
environmental resilience and visual screening capabilities of the landscape;
to ensure that the scale, density and nature of the developments are harmonious and in 
keeping with the sense of place and character of the area.

Environmental characteristics such as steep slopes (steeper than 1:4) and development on the 
crest of a mountain, hill or ridge will serve as key indicators of environmental sensitivity.

The development patterns and the character of the area within which the proposed development 
will be situated must be described.

2.5  Bitou municipality spatial development framework (2019)
The overarching long-term spatial development vision for the Bitou municipality is: “To become the 
Garden Route’s sustainable tourism hub for the benefit for all”. The Bitou spatial development 
framework identifies the following actions that must be implemented to achieve the 
abovementioned vision and that are applicable to the visual impact statement:

Facilitate the increase of tourism attractions that attract tourists and wealthy residents.
Ensure that this strengthening of attractions is not done at the expense of the natural or 
social environment
Manage developments along the coastline in a sustainable and precautionary manner and 
manage public access to the coastline and estuaries

3. PROJECT DESCRIPTION
3.1 Project location
The remainder of Portion 47 (A Portion of Portion 1) of the Farm Ganse Vallei No 444 is currently zoned as 
“Agriculture Zone” in terms of the Plettenberg Bay Zoning Scheme Regulations. The property is 12 hectares
in extent and is surrounded by the urban development of Plettenberg Bay. This property was the remaining 
farmhouse when the Baron’s View development was approved and developed after the Provincial Government 
approved the development of Portion 47 of the Farm Ganse Vallei No 444 during 1998

The project area is located on a ridgeline just north of the N2 national road that runs through the town of 
Plettenberg Bay in the Garden Route.  The proposed development is located within the urban edge and 
classified as residential (Bitou Spatial Development Framework, 2019) 

The project area is part of existing developments along the ridgeline that includes The Hill Private Estate, 
Formosa Garden Village and existing single residences along Ferdinand street in the south-west.  Natural 
areas and the Barons View development are located towards the north-west of the project area and towards 
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the south, the town of Plettenberg is located. Towards the north-east of the proposed development and north 
of the N2 some natural areas, a sewage treatment plant and the Old Nick Village. South of the N2 along the 
Keurbooms river the Goose Valley golf estate is located (Figure 1).

Access to the site is obtained via an existing public road that runs from the Old Nick Intersection on the N2 
National Road to the northwestern boundary of the property.

3.2 Development description
The owners of the proposed development have applied for a consent use for a guest house and started to use 
the existing farmhouse as a guest house. This application was subsequently withdrawn and the owners now 
wish to convert the existing manor house into a boutique hotel with a restaurant & function venue. The 
proposed development will consist of the following components (Figure 2): 

Thirty bedroom Boutique Hotel
Twenty-two freestanding two-bedroom Villas
Two double-storey apartment blocks. One apartment block will contain ten one-bedroom units and the 
second block eight one-bedroom units
Ten tented decks (wood)
Eighty-six parking bays

The primary point of water supply is the water purification works in Flying Cloud Avenue in central Plettenberg 
Bay. A secondary supply point is the south-west corner of the property where the proposed development is 
bordered by Erf 9914 and Erf 10080. A 110mm diameter water main future connection point is indicated here 
on the as-built plans. The existing residential house connection is made at this point. It is proposed to connect 
to the existing 200mm water mains within Barons View (at Erf 9909) and installs a new 150m long, 160mm 
mains to the edge of the development. 

Barons View is directly adjacent to the Ganze Vallei Sewer Purification Works. It is proposed to connect into 
the Barons View sewer network and thereby connecting directly to the sewer purification works. The 
surrounding developments are linked to the works and it is proposed to connect to the existing gravitation 
system on the northeastern side of the development. Two sewer manholes have been provided on the 
boundary of the development for future connections. There is a bulk sewer line from the Barons View 
development connecting to the existing municipal outfall sewer to the north-west of the property.

There is an existing stormwater system on-site located in the access road to the proposed development. The 
existing system consists of a kerb and channel on the side of the road with a catch pit at Erf 9902 with a 
300mm concrete pipe conveying stormwater across the road towards the west where a concrete stormwater
retention tank collects the water with an overflow opening. It is proposed that stormwater runoff be collected 
and conveyed on the road surface and into a new piped network next to the access road, over the neighbouring 
developed area to the north and discharging on Erf 9865 (Park) with gabion retention and dissipation structure. 
A further two double stormwater catch-pits are required in the road reserve adjacent to Erven 9903 and 9904.

A minor piped system is required in the northeastern corner of the development with a gabion structure and 
stone pitching with water discharging onto the Remainder of Portion 47.
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3.3 Proposed rezoning and subdivision

To accommodate the proposed boutique hotel, block of flats, loose standing villas & tented decks (5), a rezoning 
application was submitted in terms of the Bitou Municipality Land Use Planning By-law.  Split zoning is proposed 
to allow the proposed boutique hotel, block of flats, loose standing villas & tented decks on the western part of 
the property, which consists of existing disturbed areas, this portion will be rezoned to “General Residential 
Zone”. 

The remainder of the property is located on a steep slope where no development has occurred before (private, 
unregistered / un-proclaimed nature conservation) and is so unique that the Plettenberg Bay zoning scheme 
regulations do not have any zoning category that applies to the intended uses. This portion of the property will,
therefore, be rezoned to “Special Zone – Conservation Area” to conserve the natural vegetation (Figure 9) and 
allow limited tented decks on existing disturbed areas.  The “split zoning line” is determined from the south-
eastern corner of Erf 9891 to the north-eastern corner of Erf 10083. Five (5) of the tented decks will be located 
in the Conservation Area the establishment of hiking/mountain bike trails are also proposed (Figure 3 & Table
1). 
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4. METHODOLOGY 
It is in the nature of visual and scenic resources to include abstract qualities and connotations that are by their 
nature difficult to assess or quantify as they often have cultural or symbolic meaning. It is necessary therefore to 
include both quantitative criteria (such as viewing distances), and qualitative criteria (such as sense of place), in 
visual impact assessments. 

An implication of this is that impact ratings cannot simply be added together. Instead, the assessment relies on 
the evaluation of a wide range of considerations, both objective and subjective, including the context of the 
proposed project within the surrounding area. The phrase “beauty is in the eye of the beholder” is often quoted 
to emphasize the subjectivity in undertaking a visual impact assessment

The analysis of the interaction between the existing visual environment (landscape character and sense of place) 
and the planned infrastructure provides the basis for determining visual impacts and mitigation strategies. This 
is completed by defining the visual effect of the planned infrastructure and visual sensitivity of viewing locations 
to determine impact.  

The evaluation of the existing visual environment consists of the assessment of both the landscape setting and 
key viewing locations within it.  The landscape setting can be defined in terms of topography, vegetation, 
hydrology and land-use features. These elements define the existing visual character of the landscape with which 
the planned infrastructure interacts.

The use of the basic elements of form, line, colour and textures has become the standard in describing and 
evaluating landscapes. Modifications in a landscape which repeat the landscape’s basic design elements are 
said to be in harmony with their surroundings. Modifications which do not harmonize, often look out of place and 
are said to contrast or stand out in unpleasing ways. 

Value can be placed in a landscape in terms of its aesthetic quality, or in terms of its sense of identity or sense 
of place with which it is associated. If no such values are held with respect to a landscape, there is less likely to 
a perception of a visual impact if the landscape becomes subject to visual alteration. Development within a 
landscape may not be perceived negatively at all if the development is associated with progress or upliftment of 
the human condition. 

The perception of visual impacts is thus highly subjective and thus involves ‘value judgements’ on behalf of the 
receptor. The context of the landscape character, the scenic / aesthetic value of an area, and the types of land 
use practised tending to affect the perception of whether landscape change (through development) would be 
considered to be an unwelcome intrusion. Sensitivity to visual impacts is typically most pronounced in areas set 
aside for the conservation of the natural environment (such as protected natural areas or conservancies), or in 
areas in which the natural character or scenic beauty of the area acts as a drawcard for visitors (tourists) to visit 
an area, and accordingly where amenity and utilitarian ecological values are associated with the landscape. 

When landscapes have a highly natural or scenic character, amenity values are typically associated with such a 
landscape. Structural features such as power lines and other electricity transmission developments and related 
infrastructure are not a feature of the natural environment but are rather representative of human (anthropogenic) 
change to a landscape. 

Thus, when placed in a largely natural landscape, such structural features can be perceived to be highly 
incongruous in the context of the setting, especially if they affect or change the visual quality of a landscape. It is 
in this context of incongruity with a natural setting that new developments are often perceived to be a source of 
visual impact. 
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4.1 Observer locations

Observer locations (views from communities, major roads, conservation areas etc.) are those areas where people
(receptors) are likely to obtain a view of the planned infrastructure. These viewing locations have different 
significance based on numerous factors, collectively evaluated through land use and viewing distance to the 
planned infrastructure. 

The selection of the key viewing locations is based on their location within the defined view-shed where they 
would have a clear view of the planned infrastructure. 

Factors that will be considered in selecting the key viewing locations are:

The angle of observation - The apparent size of a project is directly related to the angle between the 
viewer's line-of-sight and the slope upon which the planned infrastructure is to take place. As this angle 
nears 90 degrees (vertical and horizontal), the maximum area is viewable.
Numbers of viewers - Areas seen and used by large numbers of people are potentially more sensitive. 
Protection of visual values usually becomes more important as the number of viewers increase. 
Length of time the project is in view - If the viewer has only a brief glimpse of the planned 
infrastructure, the contrast may not be of great concern. If, however, the planned infrastructure is subject 
to view for a long period, as from an overlook, the contrast may be very significant. 
Distance from the project - The greater the viewing distances, the lower the visual sensitivity.  The 
visual modification of a development is assumed to be the highest when the observer is very close to it 
and has a direct line of sight.  The visual modification then decreases with distance and is also known 
as distance decay (Hull & Bishop, 1988).
Field of vision - The visual impact of a development can be quantified to the degree of influence on a 
person’s field of vision both horizontally and vertically.  The visual impact of a development will vary 
according to the proportion in which a development impacts on the central field of vision. Within the 
central field of vision images are sharp, depth perception occurs and colour discrimination is possible.  
Developments, which take up less than 5% of the central field of vision, are usually insignificant in most 
landscapes (Human Dimension and Design, 1979).
Visibility - Viewed by the human eye 1.8 m from the ground across a “flat” surface such as the sea, the 
horizon will be of the order of 6 km distant, due to the curvature of the earth.  Viewed at an elevation of 
60 m, the horizon will be of the order of 32 km distant and from the top of a 1000 m mountain, the horizon 
will be at a distance of approximately 113 km. A tall structure standing above the horizon would, of 
course, increase these distances significantly; for example, for an observer at 1.8 m who is viewing a 
man-made structure 50 m tall, the effective distance to the horizon is 34 km and for a 100 m structure 
the distance is 46 km (Miller & Morrice, no date). In addition, mist, haze or other atmospheric conditions 
may significantly affect visibility (Hill et al, 2001).  

4.2 Visual sensitivity

Visual sensitivity is a measure of how critically a change to the existing landscape is viewed by people from 
different land-use areas in the vicinity of a development. 

The degree of visual sensitivity of an area is closely related to the aesthetic quality of the area, as well as to the 
value placed in the aesthetic quality of the landscape but is also related to the area’s socio-economic profile.  In 
this regard, residential, tourist and/or recreation areas generally have a higher visual sensitivity than other land 
use areas (e.g. industrial, agricultural or transport corridors), because they use the scenic amenity values of the 
surrounding landscape and may be used as part of a leisure experience and often over extended viewing periods.

It is important to note that the presence of natural/perceived natural and rural elements or areas within the 
landscape as viewed from the surrounds of the project area can engender perceptions of aesthetic quality or 
value to the landscape. Many studies of landscape conservation have highlighted the value placed by people in 
rural or natural landscapes. A rural landscape can be defined as an where an interaction between humans and 
nature over time has led to the development of a landscape that has its own characteristics, and which is a middle 
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ground between an urban landscape and wilderness, consisting of human activities that are related to the natural 
environment, such as agriculture and pastoral activities (Mazehan et al, 2013). A natural landscape, as defined 
in this report is close in appearance to how the landscape would appear without human alteration – i.e. mimicking 
or closely resembling that of a wilderness. 

Placing value in a landscape is a psychological and cultural practice; values and meanings are not intrinsic to 
the landscape, but rather they are phenomena created by humans through their cultural practices (Pun, 2004). 
It is thus important to note that perceptions of a landscape may not be universally shared, and different individuals 
or groups of people may perceive or treat the same landscape differently, in turn ascribing different values and 
meanings to it (Pun, 2004). Values and meanings ascribed by local people may not be evident to an outsider.

There are different types of values that can be placed on a landscape; i.e. economic values (e.g. the relevance 
of the landscape for business enterprises, or the market possibility of products from landscape), amenity values 
(values related to the non-material benefits associated with it) and security values (Pun, 2004). Amenity values 
can be subdivided into different sub-categories; “intrinsic” ecological value, scientific and educational value, 
aesthetical and recreational value, and orientational and identity value. 

Landscapes and the viewing of landscapes has also been shown to have positive psychological and health 
benefits; Velarde et al (2007), have shown through an examination of various environmental psychology studies 
that visual exposure to natural landscapes (e.g. by means of viewing natural landscapes during a walk or viewing 
from a window) generally has a beneficial impact on human health (e.g. reduced stress, facilitating recovery from 
illness, and behavioural changes that improve mood and general well-being). 

Landscape as a source of beauty is prevalent within the arts and is a strong drawcard for recreational activities. 
In addition, landscape is an element in the ability of people to orient themselves and is strongly related to people’s 
cultural identity and sense of place. It is in this context that value is placed in natural or rural landscapes, and it 
follows that such value would be placed on views in an area such as the study area which is largely natural, and 
which has high aesthetic value by virtue of its scenic nature.

The above values can be interlinked, but can also be conflicting, e.g. amenity values associated with a landscape 
held by a certain group of people as described above may conflict with economic values associated with the 
market or development possibility of the landscape that is held by others. It is in this context that visual impact 
associated with a potential development often arises as an issue in environmental impact assessments.   

The latter three sub-categories of amenity value described above – aesthetic, identity and psychological health 
value are typically involved in the perception of visual impact and constitute the elements of the ‘visual sensitivity’ 
associated with that landscape, as development within a landscape can change the landscape to the degree to 
which the amenity value associated with a landscape would be considered to be degraded or no longer present.

Visual sensitivity may range from high to low, depending on the following additional factors: 

The visual absorption capacity - The potential of the landscape to conceal the proposed project will 
reduce or increase visual sensitivity.
Viewing distance – The greater the viewing distances, the lower the visual sensitivity.  The visual 
modification of a development is assumed to be the highest when the observer is very close to it and has
a direct line of sight.  The visual modification decreases with distance and is also known as distance 
decay (Hull & Bishop 1988).
Length of time the project is in view - If the viewer has only a brief glimpse of the planned infrastructure, 
the contrast may not be of great concern and the visual sensitivity low. If, however, the planned 
infrastructure is subject to view for a long period, as from an overlook, the contrast may be very 
significant. 
General orientation - General orientation of residences to landscape areas affected by a project. 
Residential, tourist and/or recreation areas with a strong visual orientation towards the planned 
infrastructure (i.e. those with areas such as living rooms and/or verandas orientated towards it), will have 
a higher visual sensitivity than those not orientated towards the planned infrastructure.



                 REPORT: Visual impact statement for the remaining extent of portion 47 of the farm Ganse Vallei no 444, Plettenberg Bay           27 January 2020 PAGE 22

Relative planned infrastructure size - The contrast created by the project is directly related to its size 
and scale as compared to the surroundings in which it is placed. 
Type of users - Visual sensitivity will vary with the type of users. Recreational sightseers may be highly 
sensitive to any changes in visual quality, whereas workers who pass through the area on a regular basis 
may not be as sensitive to change. 
Numbers of viewers - Areas seen and used by large numbers of people are potentially more sensitive. 
Protection of visual values usually becomes more important as the number of viewers increase. 
Adjacent land uses - The inter-relationship with land uses in adjacent lands can affect the visual 
sensitivity of an area. For example, an area within the view-shed of a residential area may be very 
sensitive, whereas an area surrounded by commercially developed lands may not be visually sensitive. 
Special areas - Management objectives for special areas such as natural areas, wilderness areas, 
conservation areas, scenic areas, scenic roads or trails frequently require special consideration for the 
protection of the visual values. This does not necessarily mean that these areas are scenic, but rather 
that one of the management objectives may be to preserve the natural landscape setting. The 
management objectives for these areas may be used as a basis for assigning sensitivity levels.

Landscapes are subdivided into three (3) distanced zones based on relative visibility from travel routes or 
observation points (receptors). The three zones are: 

Foreground-Middle ground Zone - This is the area that can be seen from each travel route for a distance 
of 0 to 5 kilometres where management activities might be viewed in detail. The outer boundary of this 
distance zone is defined as the point where the texture and form of individual plants are no longer appear
in the landscape. In some areas, atmospheric conditions can reduce visibility and shorten the distance 
normally covered by each zone. 
Background Zone - This is the remaining area which can be seen from each travel route to approximately 
24 kilometres but does not include areas in the background which are so far distant that the only thing 
discernible is the form or outline. To be included within this distance zone, vegetation should be visible 
at least as patterns of light and dark. 
Seldom-Seen Zone - These are areas that are not visible within the foreground-middle ground and 
background zones and areas beyond the background zones. 

Land-use areas are generally characterised in terms of low, moderate or high visual sensitivity, as follows: 

Low visual sensitivity - industrial areas, local roads, mining and degraded areas.
Moderate visual sensitivity - tourist roads, major roads, sporting or recreational areas and places of work. 
High visual sensitivity - rural residences, recreation areas, conservation areas, scenic routes or trails.

4.3 Visual modification

Visual modification is a measure of the level of visual contrast and integration of the planned infrastructure with 
the existing landscape. An existing landscape has certain visual characteristics expressed through the visual 
elements of form, shape, line colour and texture.  A development that has different visual characteristics than the 
existing landscape will create contrast with the existing landscape. If similar infrastructure already forms part of 
the existing landscape, the visual effects of the planned infrastructure will borrow visual character from these 
operations, reducing visual modification. 

The degree to which the visual characteristics of the planned infrastructure contrast with the existing landscape 
will determine the level of visual modification.  For example, a newly created mine will have a high visual 
modification due to strong contrast. An extension of operations in an existing mine will have a lesser visual 
modification.  A successfully rehabilitated mine area will also have a lower visual modification due to limited 
contrast with the current landscape. 

In a similar way, a project is said to be integrated with the existing landscape based on issues of scale, position 
in the landscape and contrast. High visual integration is achieved if a development is dominated by the existing 
landscape, is of small scale and/or limited contrast.
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The level of visual modification generally decreases with distance and is categorised as follows:

Negligible (or very low) level of visual modification – where the development is distant and/or relates 
to a small proportion of the overall view-shed. 
Low level of visual modification - where there are minimal visual contrast and a high level of 
integration of form, line, shape, pattern, colour or texture values between the development and the 
landscape. In this situation, the development may be noticeable but does not markedly contrast with the 
landscape. 
Moderate level of visual modification - where a component of the development is visible and 
contrasts with the landscape, while at the same time achieving a level of integration. This occurs where 
surrounding topography, vegetation or existing modified landscape provide some measure of visual 
integration or screening. 
High level of visual modification - where the major components of the development contrast strongly 
with the existing landscape and demand attention.  

The following factors must be considered when applying visual modification categories:

Length of time the project is in view - If the viewer has only a brief glimpse of the project, the contrast 
may not be of great concern. If, however, the project is subject to view for a long period, as from a 
viewing location, the contrast may be very significant. 
Relative size or scale - The contrast created by the project is directly related to its size and scale as 
compared to the surroundings in which it is placed. 
Recovery time - The amount of time required for successful re-vegetation should be considered. 
Recovery usually takes several years and goes through several phrases (e.g. bare ground to grasses, 
to shrubs, to trees, etc.). It may be necessary to conduct contrast ratings for each of the phases that 
extend over long time periods. Those conducting contrast ratings should verify the probability and timing 
of vegetative recovery. 
Atmospheric conditions - The visibility of planned infrastructure due to atmospheric conditions, such 
as air pollution or natural haze, should be considered
Motion - Movement such as waterfalls, vehicles or plumes draw attention to a project. 
Form - Contrast in form results from changes in the shape and mass of landforms or structures. The 
degree of change depends on how dissimilar the introduced forms are to those continuing to exist in 
the landscape. 
Line - Contrasts in line results from changes in edge types and interruption or the introduction of edges, 
bands, and silhouette lines. New lines may differ in their sub-elements (boldness, complexity, and 
orientation) from existing lines. 
Colour - Changes in value and hue tend to create the greatest contrast. Other factors such as chroma, 
reflectivity and colour temperature, also increase the contrast. 
Texture - Noticeable contrast in texture usually stems from differences in the grain, density and internal 
contrast. Other factors such as irregularity and directional patterns of texture should also be considered.

5. VISUAL ASSESSMENT OF THE SITE AND PROPOSED
DEVELOPMENT 

The DEA&DP Guideline for involving visual & aesthetic specialists in EIA processes Document provides a
number of criteria that relate specifically to Visual Impact Assessments namely: 

Visibility of the project; 
Visual exposure; 
Visual sensitivity of the area; 
Visual sensitivity of receptors; 
Visual Absorption Capacity; and 
Visual Intrusion. 
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It is recommended that the proposed project should be assessed against these criteria before attempting to 
assess the visual impact of the proposed development.

5.1 Description of the affected area and the scenic resources

Plettenberg Bay and the site of the proposed development are situated in the ‘Garden Route’, in the southeastern 
extent of the Western Cape. The area is a scenic, coastal area with rich, visual diversity. This diverse and 
beautiful coastal area is a landscape formed over millions of years and numerous sea-level changes. The 
Outeniqua and Tsitsikama mountains, which consist of hard and folded Table Mountain Quartzite (TMQ), create
a majestic backdrop to a coastal platform, in the north (Figure 4). 

The undulating coastal platform falls relatively gently towards the ocean and is drained by numerous rivers that 
either finds their way to the ocean through steep-sided gorges, where the substrate is TMQ, or via estuaries 
where the substrate is softer.  The coastline is again diverse with half heart bays, with headlands of hard TMQ 
and sandy beaches, estuaries and dunes or cliffs and river gorges.

Figure 4: A view of Plettenberg Bay with the undulating coastal platform and Outeniqua mountains
in the background

From: Oberholzer and Winter, Western Cape Provincial Spatial Development Framework – Heritage and 
Scenic Resources: Inventory and Policy Framework (May 2013)

“The Cape Fold Mountains, predominantly the Langeberg and Outeniqua ranges, continue east from the 
Overberg as far as Plettenberg Bay (and even further to Port Elizabeth). Between the mountains and the coast, 
the well-known ‘Garden Route’ traverses a series of estuaries, lakes and forests of scenic value between 
Mossel Bay and Plettenberg Bay. The northern boundary of the Eden District is defined by the impressive 
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Swartberg Mountains, a range consisting of the same Table Mountain Group sandstones, reaching over 2100m 
in places, and often covered by snow in winter” (Figure 5)

Figure 5: Cross section through the Eden District (source: Oberholzer and Winter 2013)

From: The Garden Route Environmental Framework (2010)

“The landscape of the Garden Route comprises an intricate mosaic of landforms, which further supports its 
diverse ecological features. These features extend from coastal features, through to the lake system, framed 
by the backdrop of the high Outeniqua mountains. The area is similarly dissected by numerous rivers draining 
the highlands to the coast. The coastal landscape is characterised by sensitive foredune systems which are 
prone to erosion, and which perform critical ecological functions, and which similarly are sought after for 
residential property development. The area is characterised by cover sands on steep slopes surrounding the 
lakes and estuaries, which are unstable and unsuitable for development activity. 

                                                                               and 

The Garden Route has been named as such due to the visual and aesthetic quality attached to the region. 
Similarly, the region is considered as one of the most scenic in the country, attracting significant numbers of 
domestic and international tourist throughout the year. This asset is, unfortunately, one of the regions limiting 
factors. Due to the perceived high - quality of life associated with the region underpinned by scenic topography, 
quaint villages and hamlets, large tracts of natural open space systems supported by an extensive national park 
system (Garden Route National Park); the Garden Route has become the ideal location of retired individuals 
from the larger cities, as well as a growing international interest. This insatiable demand for development land 
for residential and tourism use is limited by the biophysical, physical and aesthetic constraints of the area. It is 
indeed the case of the “exact reasons for the attraction could become its downfall”.

5.2 Surrounding land uses 

The project area is surrounded by urban areas, smallholdings, areas degraded by invasive alien plants and 
natural areas. (Figure 6). The application area is surrounded by The Hill Development and Formosa Garden 
Village to the south and southwest by the Baron’s View Development to the west and north, and the Plettenberg 
Bay Primary School and Market Square Shopping Centre to the east (Figure 8). Access to the site is obtained 
via an existing public road that runs from the Old Nick Intersection on the N2 National Road to the northwestern 
boundary of the property
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Figure 6: Land use
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5.3 Topography
The proposed project site is located on top of a hill with views over the coastline, Outeniqua mountains and 
Plettenberg Bay (Figure 9,10,11). The topography of the site can be described as a low, flat-topped ridge with 
gentle to moderately steep sloping sides and featuring indents where the landscape has been eroded into small 
valleys by drainages. Slopes on the southern portion of the project are moderately steep, while those beyond 
the northern half are more gradual (Figure 7,8,10,11). The proposed development will be constructed on the 
south-western side of the property. The south-western part of the property is characterised by flat topography, 
characterised with a slope between 1:8 and 1:10.

The highest point of the project site is in the south-west corner measuring 96 meters above sea level and the 
lowest point is situated at the northern boundary at 79 meters. The eastern part of the project site has a very 
steep slope towards the N2 road. The east-west ridge bisects the terrain and forms a natural watershed which 
creates two drainage areas to the north and the south. The area towards the southern boundary of the site 
drains via riparian zones and natural drainage channels. The northern part does not have any prominent natural 
drainage courses (Figure 11). 

5.4 Local vegetation
Piesang River Fynbos Forest and Roodefontein Grassy Fynbos are present on the project site subject to regular 
bush cutting and other disturbances (Figure 7,8,9,10,12). The fynbos regrowth encountered in the northern part 
of the project site comprises widespread fynbos species and grasses (General Residential Zone). Although it 
has the potential to re-establish itself to a certain extent, it has low to medium conservation value as certain key 
fynbos elements, such as Protea and Restio species, have been eliminated. The southern portion (Conservation 
Area) of the project site located on slope bordering onto the N2 road the comprises mainly out of invasive alien 
plants (Pine, Black Wattle) and common forest species, which utilise the shade provided by the taller invasive 
alien trees (Figure 7). No plant species of conservation concern or protected tree species have been recorded 
in this area.

5.5 Protected landscapes
The project site lies within the Garden Route Biosphere Reserve, and the Keurbooms River Nature Reserve is 
located in the west and the Plettenberg Bay Country Club Private Nature Reserve towards the east. The project 
site contains a small area of Critical Biodiversity Areas 1 (Terrestrial) located on the southern slope bordering 
onto the N2 road (Figure 13). The Western Cape Biodiversity Spatial Plan Handbook (2017) states that Critical 
Biodiversity Areas 1 (CBA1) areas must be kept in a natural or near-natural state, with no further loss of habitat 
or species.  Degraded areas should be rehabilitated to natural or near-natural condition, and invasive alien plant 
clearing should be given a high priority. Only low-impact, biodiversity-sensitive land uses are appropriate for 
CBA1 areas.
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Figure 7: Southern portion of the project site with Pine and Black Wattle trees

Figure 8: The south facing slope of the project site looking down onto the N2

Sky Villa Boutique HotelViewing deck
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Figure 9: The Sky Villa Boutique Hotel

Figure 10: The view from the hotel towards the coast and surrounding landscape
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Figure 12: Vegetation map
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Figure 13: Protected landscapes
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5.6 Landscape character & value
Landscape character is defined as the distinct, recognisable, and consistently occurring pattern of elements in 
a particular type of landscape as created by specific combinations of geology, landform, soils, vegetation, land 
use, field patterns, and human settlement. 

A mountain, hill or ridge is described as a physical landscape feature, elevated above the surrounding 
landscape. This includes the foot/base, slope and crest of a mountain, hill or ridge. Ridgelines are defined as 
the line formed by the meeting of the tops of sloping surfaces of land. Significant ridgelines are ridgelines, which, 
in general, are highly visible and dominate the landscape. The project is located on a hill with beautiful views of 
the Indian Ocean, Plettenberg Bay, Outeniqua mountains and surrounding landscape (Figure 8 & 10).

The immediate area surrounding the project is characterised by medium to high-income residential 
development and tourism facilities. The residential developments that surround the application area, include 
Baron’s View, Formosa Garden Village and The Hill Private Estate. The Plettenberg Bay Primary School is 
situated east of the property. South-east of the property is the Market Square Shopping Centre which is a 
significant customer attraction. Old Nick Village is located north of the property which is another tourist attraction 
(Figure 1-3).

6. VISIBILITY OF THE PROPOSED DEVELOPMENT
6.1 View catchment
The geographical area from which the project will theoretically be visible, or view catchment (probable 
viewshed), is dictated by topography. Theoretically, the project site could be seen from New Horizons in the 
west, Stanley’s Island in the east, Plettenberg Bay in the south and limited views to the north. Views to 
Plettenberg Bay is limited to the portion of the town facing the Keurboom River and river mouth. The proposed 
development will not be visible from The Beacon Island Estate, Piesangvallei and the western section of the 
town due to the prominent ridgeline above Piesangvallei that blocks all views on to the project site (Figure 14 & 
15).

However, distance, development, vegetation and topography will reduce the actual view catchment that the 
site and project will have, to a much smaller area

6.2 Zone of visual influence
The project site is surrounded by existing developments and borders onto the N2 road in the south. The Baron 
View Development borders onto the northern boundary and The Hill Private Estate onto the western boundary 
(Figure 3).    Once both these residential developments are at full capacity, the proposed development will fit in 
with the urban area and will allow for a more uniform urban pattern. Potential views into the project site will also 
be very limited due to the buildings in both developments that will obstruct (screening) views.

The proposed development cannot be seen from observer points A, B and D (Figure 16,17 &18) due to the 
screening effect created The Hill Private Estate buildings. The project site is also located on a lower section (94 
meters above sea level) of the ridgeline behind The Hill Private Estate (100 meters above sea level) and 
therefore increases the screening effect of the buildings.

Only glimpses of the proposed development can be seen from observer point D due to the screening effect of 
the vegetation next to the N2 road (Figure 19 – 22). Vehicles are also passing the proposed development at 
speeds 60 kilometres per hour that further reduces the opportunities to view the proposed development. The 
driver and passengers in the car are also seated that makes it very difficult to view the development high on the 
ridge. 
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The proposed development can be seen from observer point E (Figure 24) but due to natural colours and 
materials selected for the hotel, it does not create a high level of contrast with the surrounding landscape. The 
low hotel and viewing deck structures also follow the topography of the ridgeline further reducing the contrast 
with the surrounding landscape.  

The proposed development can be seen from observation points F & G but to due to the increased distance 
(distance decay) from the project site and the screening effect of vegetation the development is barely visible 
(Figure 25 & 26). The natural colours and natural materials used on the hotel further blends the structures into 
the surrounding landscape and reduces visibility.

Observation points H, I, J provide views onto the proposed development but the low structure (follows the 
ridgeline topography) of the hotel and the natural materials used reduces the visibility (Figure 27-29). There is 
currently a development gap between The Hill Private Estate and the proposed project but as soon as the 
development is at full capacity the buildings from the development will join up with the proposed development 
creating a more uniform pattern along the ridgeline. The proposed development will therefore not be isolated 
on the ridgeline but will blend in the with surrounding developments reducing the contrast created by individual 
structures on a ridgeline.

The proposed development is completely screened by The Hill Private Estate and higher topography from 
observation point K (Figure 30)

The zone of visual influence for the whole site of the proposed development is illustrated in Figure 15. It spans 
an area of approximately 1.4 km south, 0.5 km west, 1.5 km north and 1.7 km to the east.  According to the 
specific criteria for visual impact assessments, the visibility of the site is local, being visible from the area less 
than 5km away.

6.3 Receptors
The level of visual impact considered acceptable is dependent on the type of receptors. The following
receptor sensitivity ratings were considered:

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

Highly sensitive receptors of the site and proposed development include the residential areas surrounding the 
project location and the conservation areas south and west of the project site (Figure13,16-30).  
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Figure 16: Observer location A

The Hill Private EstateFormosa Garden Village

Truter Street
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Figure 17: Observer location B

Figure 18: Observer location C

The Hill Private Estate

Shell Garage

The Hill Private Estate
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Figure 19: Observer location D (1)

Figure 20: Observer location D (2)

Plettenberg Bay 
Primary School
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Figure 21: Observer location D (3)

Figure 22: Observer location D (4)

Sky Villa Boutique Hotel

Sky Villa Boutique HotelViewing deck

N2
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Figure 23: Observer location D (5)

Figure 24: Observer location E

Sky Villa Boutique Hotel

Viewing deck

Sky Villa Boutique HotelViewing deck

N2
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Figure 25: Observer location F

Figure 26: Observer location G

Sky Villa Boutique Hotel

Sky Villa Boutique HotelThe Hill Private EstateGoose Valley 
Golf Estate

Old Nick Village
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Figure 27: Observer location H

Figure 28: Observer location I

Sky Villa Boutique HotelViewing deckThe Hill Private Estate

Sky Villa Boutique HotelThe Hill Private Estate

Dorethea Avenue

Beacon Way
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Figure 29: Observer location J

Figure 30: Observer location K

Sky Villa Boutique Hotel
The Hill Private Estate

The Hill Private Estate

Goose Valley 
Golf Estate

Bowtie Drive

Julia Avenue
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6.4 Visual exposure
The visual impact of a development diminishes at an exponential rate as the distance between the observer
and the object increases. Relative humidity and fog in the area directly influence the effect. Increased humidity 
also causes the air to appear greyer that diminishes detail. Thus, the impact at 1 000 m would be 25% of the 
impact as viewed from 500 m. At 2 000 m, it would be 10% of the impact at 500 m. The inverse relationship 
between distance and visual impact is well recognised in visual analysis literature (Hull and Bishop, 1998) and 
was used as important criteria for this study.

Thus, visual exposure is an expression of how close receptors are expected to get to the proposed interventions 
on a regular basis. For the purposes of this assessment, close-range views (equating to a high level of visual 
exposure) are views over a distance of 500 m or less, medium-range views (equating to a moderate/medium 
level of visual exposure) are views of 500 m to 2 km, and long-range views are over distances greater than 2 
km (low levels of visual exposure).

Figure 31: Visual exposure graph

Within the Zone of Visual Influence view corridors, viewpoints and receptors will experience “Visual Exposure” 
to the site and proposed development. The following visual exposure classes was considered during the 
assessment:

High exposure – dominant or clearly noticeable
Moderate exposure – recognisable to the viewer
Low exposure – not particularly noticeable to the viewer

6.4.1 View corridors 

6.4.1.1 N2 view corridor

The project site will have a very low (intermittent) exposure from the N2 road due to the screening effect created 
by the vegetation next to the road and existing neighbouring developments. Drivers and passengers driving 
along the N2 road will only a brief glimpse (short viewing time) of the proposed project and in seated position, 
their view up towards the project site will be very limited (Figure 15-23). The visual exposure will be low.

6.4.1.2 Old Nick Village and Goose Valley Golf estate corridor

Topographic features and vegetation create a narrow viewing corridor along the N2 road from the Old Nick 
Village and Goose Valley Golf estate (Figure 15,25 & 26). The ability of the landscape to conceal the proposed 
development is high and the level of visual modification will be low. The viewing distance will also increase and 

The image part with relationship ID rId72 was not found in the file.
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creates a lower visual sensitivity (distance decay) and cars moving along the N2 road will only have brief 
glimpses (short viewing time) of the proposed development.   

6.4.1.3 The Plettenberg Bay viewing corridor

The proposed development will be visible from a portion of the town (east-facing slope). Topographic features 
(ridgeline above Piesangvallei) (Figure 15,24,27,28,29).  There is currently a development gap between The 
Hill Private Estate and the proposed project but as soon as the development is at full capacity the buildings 
from the development will join up with the proposed development creating a more uniform urban pattern along 
the ridgeline. This will reduce the level of visual contrast by providing visual integration with the surrounding 
modified (urban development) landscape.

The Sky Villa Boutique Hotels form, line, shape and selection of colour and texture (natural wood panelling)
and surrounding landscaping allow it to integrate well into the surrounding landscape and reduce visibility 
(Figure 9). Once the Hill Private Estate development reaches the proposed development it will reduce the 
contrast even further. The visual exposure will be low to moderate.

6.5 Visual sensitivity
The inherent visibility of a project sites landscape is usually determined by a combination of topography, 
landform, vegetation cover, settlement pattern and special features. This translates into visual sensitivity. The 
following visual sensitivity classes were considered during the assessment:

High visual sensitivity – highly visible and potentially sensitive areas in the landscape,
Moderate visual sensitivity – moderately visible areas in the landscape,
Low visual sensitivity – minimally visible areas in the landscape

A mountain, hill or ridge is described as a physical landscape feature, elevated above the surrounding 
landscape. Ridgelines are defined as the line formed by the meeting of the tops of sloping surfaces of land. 
Significant ridgelines are ridgelines, which, in general, are highly visible and dominate the landscape.  

The topography of the project site can be described as a low, flat-topped ridge with gentle to moderately steep 
sloping sides and featuring indents where the landscape has been eroded into small valleys by drainages. 
Slopes on the southern edge are steep, while those beyond the northern half are more gradual, except for the 
drainage valleys, which are relatively steep (Figure 11).   

The proposed project infrastructure is located on the ridgeline area but is surrounded by existing developments 
(Baron View, The Hill Private Estate, Formosa Garden Village) that will provide a visual enclosure to the 
proposed development once full capacity is reached (Figure 1). Once fully enclosed with the surrounding 
developments the proposed development will fit in with the urban area located on the flat-topped ridge and 
allow for a more uniform urban pattern.  The tented decks will be well screened (enclosed) by the surrounding 
vegetation (Figure 3). The visual sensitivity for the proposed development is therefore low.  

6.6 Visual absorption capacity
Visual Absorption Capacity (VAC) is the capacity of the landscape to conceal the proposed development. The 
VAC of a landscape depends on its topography and on the type of vegetation that occurs in the landscape. The 
size and type of development also play a role. The following visual absorption classes were considered during 
the assessment:

High VAC – effective screening is provided by topography and vegetation
Moderate VAC - partial screening is provided by topography and vegetation
Low VAC - little screening is provided by topography or vegetation
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The project site is located on an elevated landform and is therefore visually exposed to the surrounding area 
and the, therefore, has a low VAC. However, effective landscaping could provide some screening to the 
development and reducing the VAC.  The tented decks located on the will be enclosed by the surrounding 
vegetation (Conservation Area) and will, therefore, have a high visual absorption capacity (Figure 1).

6.7 Visual intrusion
Visual intrusion is defined as 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. The following visual intrusion classes were considered during the assessment:

High visual intrusion – the proposed development results in a noticeable change or is discordant with 
the surroundings
Moderate visual intrusion – the proposed development partially fits into the surroundings, but clearly 
noticeable
Low visual intrusion – the proposed development creates minimal change or blends in well with the 
surroundings

The proposed development is an extension of the surrounding urban developments of Plettenberg Bay (Baron 
View, The Hill Private Estate, Formosa Garden Village) and is as such compatible with the particular qualities 
of the area creating a low level of visual intrusion. The tented decks are compatible with the vegetation area 
(Conservation Area) of the project site and visual intrusion will, therefore, be low (Figure 1).

7. POTENTIAL VISUAL IMPACTS OF THE PROPOSED DEVELOPMENT 
The assessment of visual impacts is based on a synthesis of criteria including nature of impact, extent, duration 
of the impact, intensity, probability of occurrence, reversibility, irreplaceable loss of resources, cumulative effect 
and level of significance.

7.1 Nature of the impact
The nature of the visual impacts will be the visual effect the activity would have on the receiving environment. 
These visual impacts will be:

Pre-construction phase:

Removal of some transformed vegetation (grass) will be required for earthworks in the General 
Residential Zone. Some light vegetation pruning will occur in the Conservation Area to create spaces 
for the tented decks, but the impact on the visual vegetation resource will be low.

Construction phase:

During construction, earthworks and construction activities would result in some visual scarring of the 
already transformed landscape in the General Residential Zone. The tented decks will be built on stilts 
without the use of any heavy machinery or earthworks that will create very little disturbance to the 
surrounding vegetation.

Operational phase:

The project site surrounded by existing housing developments and the Sky Villa Boutique Hotel and 
viewing deck is located on the property (Figure 3). The proposed development would not result in a 
change in the visual character of the surrounding urban landscape that is already developed. 

The General Residential Zone of the project site has been subject to regular bush cutting and other disturbances
and the remaining impoverished Fynbos species has a has low to medium conservation value. The southern 
portion (Conservation Area) of the project site located on slope bordering onto the N2 road the comprises mainly 
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out of invasive alien plants (Pine, Black Wattle) and common forest species (Figure 7,8,9,10). The project site 
can, therefore, be described as a highly disturbed and formerly transformed habitat.

7.2 Impact assessment criteria

7.2.1.1 The extent of the impact

The spatial or geographic area of influence of the visual impact: the extent of the impact for the prosed 
development is local (limited to the immediate surroundings).

7.2.1.2 Duration of the project

The predicted lifespan of the visual impact: the duration of impacts for the proposed development will be short 
term (duration of the construction phase) and complete visual integration will be achieved with the surrounding 
developments once they reach full capacity in terms structures (houses).

7.2.1.3 The intensity of the impact

The magnitude of the impact on views, scenic or cultural resources (intensity of the impacts): the intensity of 
the impacts for the proposed development will be low (visual and scenic resources are affected to a very limited 
extent due to the existing urban pattern surrounding the proposed development).

7.2.1.4 The probability of the impact

The degree of possibility of the visual impact occurring (probability of the impact occurring): the probability of 
the impact occurring for the proposed development ranges from low to negligible.

7.2.1.5 Reversibility

The reversibility of any visual impacts created by the proposed project is high (potential impacts can be reversed 
with mitigation measures).

7.2.1.6 The irreplaceable loss of resources

The degree to which visual resources will be irreplaceably lost due to the proposed development is low.

7.2.1.7 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 impacts of 
the proposed development before mitigation is low and after mitigation negligible.

7.2.1.8 Significance

The significance of impacts is determined through a synthesis of the assessment criteria. The significance of 
the impacts of the proposed development is low. In the case of any adverse impacts, mitigation will be achieved
easily. 

8.  VISUAL CONSTRAINTS & MITIGATION
The Garden Route Environmental Management Framework (GREMF) has identified the inappropriate 
placement of development infrastructure on prominent and exposed topographical features such as ridgelines 
as a risk to the visual landscape of the Garden Route.  

The GREMF states that proposed developments within areas of outstanding natural beauty, scenic drives and 
panoramic views must be sensitive to the natural beauty and consider the following aspects when planning the 
development:
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Infrastructure should be visually unobtrusive
Materials and colours used for the development should blend into the surrounding landscape
Infrastructure should be grouped in clusters with open spaces between clusters
Infrastructure should not interfere with the skyline (ridgelines), landmarks, major views and vistas
The development should not increase light, noise or effluent pollution
The development should correspond to the historical, architectural and landscape style of surrounding 
layout and buildings

Based on the results from the policy review and the visual assessment every attempt should be made to design 
the proposed development so that buildings, structures, and other improvements extend as little as possible 
above the existing ridgelines or alter the ridge profile significantly when viewed from the public streets, roads, 
water bodies or facilities.

Where possible infrastructure should be designed to conform to the natural topography and hillside setting of 
the project site. Buildings and associated infrastructure located on hillsides below the ridgeline should follow 
the contours of the site and blend with the existing terrain to reduce bulk and mass. Infrastructure should be 
positioned to allow adequate space for tree planting and other vegetation screening interventions.  Roof forms 
and rooflines should be broken into smaller building components to reflect the irregular forms of surrounding 
natural features. The slope of roofs should be oriented in the same direction as the natural slope.

8.1 Visual mitigation principles
General visual mitigation principles to reduce visual impact can be categorised as:

On-site treatments to reduce visual effects; and
Treatments at viewer locations to reduce visual sensitivity.

On-site treatments involve rehabilitation of landforms and land cover, while viewer location treatments involve 
a range of treatments to screen views, filter views and/or re-orientate primary views.

On-site treatments might include:

Visual and ecological planting patterns of indigenous vegetation to achieve landscape patterns that 
emulate in part existing mixes of tree and grass cover in the surrounding landscape.
Minimising exposure of work areas to sensitive receptors.
Preparing an internal landscape plan for rehabilitation areas.

At viewer location treatments include:

Landscape design and plantings for affected locations. This will require an appropriately qualified 
person to visit the affected locations and develop a landscape plan to screen or filter views to the project 
areas.

Design fundamentals are general design principles that can be used for all forms of activity or development, 
regardless of the resource value being addressed. Applying the following three fundamentals will assist with 
mitigation measures:

Proper siting or location.
Reducing unnecessary disturbance.
Repeating the elements of form, line, colour and texture of the surrounding landscape.

Design strategies are more specific activities that can be applied to address visual design problems. The 
following strategies will not necessarily applicable to every proposed activity or project:

Colour selection
Earthwork
Vegetative manipulation
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Structures
Reclamation/restoration
Linear alignment design considerations

The fundamentals and strategies mentioned above are all interconnected, and when used together, can help 
resolve visual impacts from proposed activities or developments.

8.2 Visual mitigation principles

The following mitigation should be considered when constructing the proposed infrastructure for this project to 
reduce the visual impact. 

8.2.1 Reducing unnecessary disturbance

As a general rule, reducing the amount of land disturbed during the construction of a project reduces the extent 
of visual impact. Measures relevant to the project include:

Retain as much of the existing vegetation as possible and where practical to screen construction 
activities from key viewing locations. This is also referred to as vegetation manipulation.
Establish limits of disturbance that reflect the minimum area required for construction.
Existing vegetation should be retained where possible through the use of retaining walls.

8.2.2 Colour selection

The selection of the best colour for the planned project will have the greatest impact on the visual success or 
failure of the project. Strong contrasts in colour create easily recognisable visual conflicts in the landscape. 
Measures relevant to the project include:

The selection of colours that blend with or are in harmony with the surrounding landscape will drastically 
reduce the visual impact of the project.  Such colours would include tonal variations of existing colours 
in the surrounding landscape.  Contrasting but discordant colours that stand out in the landscape should 
be avoided.
Select colours for smooth structures that are two or three shades darker than the background colours 
to compensate for shadow patterns created by natural textures that make colours appear darker.
Galvanized steel on structures should be darkened to prevent glare. Low lustre paints should be used 
wherever possible to reduce glare.

8.2.3 Reduce contrasts from earthworks

The scars left by excessive cut and fill activities during construction often leave long-lasting negative visual 
impacts. Once the dark surface soil layer is disturbed, exposing the much lighter colour of the subsurface soil, 
a strong contrast is created that may take many years to recover.

There are a number of ways to reduce the contrasts created by earthwork construction. Proper location and 
alignment are the most important factors. Fitting the proposed project infrastructure to the existing landforms in 
a manner that minimizes the size of cuts and fills will greatly reduce visual impacts from earthwork. Other 
earthwork design techniques, such as balancing cut and fill or constructing with all fill or all cut should be 
considered, where appropriate, as methods to reduce strong visual impacts. Measures relevant to the project 
include:

The scars left by excessive cut and fill activities during construction often leave long-lasting negative 
visual impacts. Where possible fitting the proposed project infrastructure to the existing landforms in a 
manner that minimizes the size of cuts and fills will greatly reduce visual impacts from earthwork.
The dumping of excess rock and earth on downhill slopes should be limited.
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8.2.4 Limiting the footprints and heights of structures

Visual impact can be reduced by limiting the footprint of the buildings and hardscaping as well as the heights 
of buildings. Limiting the footprint of infrastructure will help to provide more greening areas in between buildings 
which will assist with screening and visual absorption of structures. 

8.2.5 Development and architectural guidelines

Development and building guidelines need to address procedural, planning and aesthetic considerations 
required for the successful design and development of the property and the architectural ethos of the 
development. The purpose of design guidelines is to protect and safeguard the environment and scenic 
resources and guide the appropriate architectural character to preserve the investment value of the 
development.

The guidelines should not be restrictive conditions but should promote an overall design sensitivity whilst 
allowing flexibility for individual expression. The buildings should aim to be as visually recessive as possible. 
Of importance to visual impact, aspects will be height, finishes and form, with the grouping of components in 
separate but linked forms providing a better visual impact than one larger component. Orientation, materials, 
low pitch roofscape will all contribute to visual mitigation. Colours of walls should be muted earth colours 
excluding white, beige and cream. Roof colour should be dark grey. Windows should be recessed with 
overhangs to prevent reflection of the sun.

8.2.6 Landscaping

A Landscape Plan must be drawn up by a professionally registered Landscape Architect. The objective of the 
Landscape Plan must be:

To identify and retain indigenous trees and shrubs that will visually screen the development;
To provide a planting plan of indigenous trees and shrubs for streets and open spaces that will allow 
for the medium – long-term visual screening of the development and enhance the living environment 
of the owners and residents. 
To draw up a management plan for phasing in indigenous trees and phasing out exotic trees such that 
the proposed development will always be screened from sensitive receptors, by trees. The plan should 
include the planting of fast-growing, pioneer type trees, trees with a medium growth rate and those that 
have a slower growth rate. This management plan should be for a minimum of 20 years and should be 
monitored and revised every 5 years.
To provide Landscape Guidelines for homeowners. Planting of lawn alone exacerbates the visibility of 
the units. The mix of lawn, shrubs and trees should be carefully designed with the importance of trees 
and large shrubs emphasised, to provide further greening of the built environment.
To draw up a Landscape Operational Maintenance Plan for the Homeowners Association to manage 
the shared open spaces beyond individual erf boundaries.
To provide guidelines on visually permeable boundary treatments, using fencing for the most part and 
walls at entrances only. No precast concrete walls.

                     
8.2.7 Lighting design

Effective light management needs to be incorporated into the design of the lighting to ensure that the visual 
influence is limited to the power station, without jeopardising operational safety and security.

A number of measures can be implemented to reduce light pollution and those relevant to the project are as 
follows:

Where possible construction activities should be conducted behind noise/light barriers that could 
include vegetation screens.
Low flux lamps and direction of fixed lights toward the ground should be implemented where practical.  
Choose “full-cut off shielded” fixtures that keep light from going uselessly up or sideways. Full cut off
light fixtures produces minimum glare. They increase safety because you see illuminated people, cars, 
and terrain, not dazzling bulbs.  If you can see the bright bulb from a distance, it’s a bad light. With a 
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good light, you see lit ground instead of the dazzling bulb. “Glare” is light that beams directly from a 
bulb into your eye.
The design of night lighting should be kept to a minimum level required for operations and safety
The utilisation of specific frequency LED lighting with a green hue on perimeter security fencing.
Where feasible, put lights on timers to turn them off each night after they are no longer needed

8.2.8 Restoration and reclamation

Strategies for restoration and reclamation are very much similar to the design strategies for earthwork, as well 
as the design fundamentals of repeating form, line, colour, and texture and reducing unnecessary disturbance. 
The objectives of restoration and reclamation include reducing long-term visual impacts by decreasing the 
amount of disturbed area and blending the disturbed area into the natural environment while still providing for 
project operations.

Though restoration and reclamation are a separate part of project design, they should not be forgotten or 
ignored. It is always a good idea to require a restoration/reclamation plan as part of the original design package. 
All areas of disturbance that are not needed for operation and maintenance should be restored as closely as 
possible to previous conditions. Measures relevant to the project include:

The objective of restoration and reclamation efforts is to reduce the long-term visual impacts by 
decreasing the amount of disturbed area and blending the disturbed area into the natural environment 
while still providing for project operations.
Topsoil should be stripped, saved, and replaced on earth surfaces disturbed by construction activities.
Planting holes should be established on cut/fill slopes to retain water and seeds.
Indigenous plant species should be selected to rehabilitate disturbed areas.
Where possible rehabilitation efforts such should emulate surrounding landscape patterns in terms of 
colour, texture and vegetation continuums.
Replacing soil, brush, rocks and forest debris over disturbed earth surfaces when appropriate, thus 
allowing for natural regeneration rather than introducing an unnatural looking grass cover.
Revegetation of disturbed areas should occur as soon as practicable possible after the completion of 
various construction activities.

8.3 Monitoring program
The potential visual impacts and proposed mitigation thereof must be undertaken by a professionally 
registered landscape architect that must be part of the design team (including engineers and architects). The 
brief of the landscape architect (LA) must include:

The LA must consult with both engineers and architects to ensure that sensitive earthwork and 
buildings design development occurs, that will allow for reducing the construction and operation phase 
visual impacts. 
The LA must work with the project surveyor, arborist and planners in establishing which trees are to 
remain on-site for visual screening and taking this information into the design development of the civil 
and building works. 
The LA must prepare a landscape plan, design development thereof and monitoring implementation 
and thereafter maintenance. The plan must include what trees are, and indigenous vegetation is, to 
be retained, what is to be removed, the planting of indigenous trees, new tree and shrub planting 
along roadways and in open spaces in the built areas and a guideline document for private gardens 
within the development. 
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APPENDIX C: DESIGN GUIDELINES 
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APPENDIX D: POWER OF ATTORNEY + COMPANY RESOLUTION





Director : OB Wiehahn 

As owner entity of the property know as REMAINDER PORTION 47 (A PORTION OF 
PORTION 1) OF THE FARM GANSE VALLEI NUMBER 444 (Measuring 8,4899 HA)

Hereby appoint:

URSULA RIGBY ARCHITECT AND HERITAGE PROFESSIONAL 
to make application to such authorities on behalf of the Company, as may be 
necessary for the application to:

Submit a Heritage Impact Assessment (HIA) that satisfies the provisions of 
Section 38(3) to Heritage Western Cape (HWC) in accordance with the NID 
Response letter dated January 2019 in HWC Case no. 18121204SB1220E.

FURTHER RESOLVED to grant URSULA RIGBY with power of attorney to act on 
behalf of the Company and lodge the application to be made and further to 
authorise her to sign all documents and to do all such aspects as may be 
necessary to give effect to the application.
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APPENDIX E: TITLE DEED

Not included for PPP
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APPENDIX F: SG DIAGRAMS AND BEACON CERTIFICATE
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I,  P. G. Teggin, Land Surveyor, hereby certify that Portion 47 Ganse Vallei No.444, in extent 

Administrative District of Knysna, has been inspected under my personal supervision, and
that the beacons found conform to the data recorded on S-G Dgm. No. 10048/1965 
as illustrated in the sketch hereunder.

I, ............................................................, hereby certify that the beacons of Portion 47 Ganse Vallei No. 444, 
have this day been pointed out to me, as illustrated in the sketch hereunder.

............................................................................                          ...........................................................
Owner / Representative                                                               Date

8,3405 hectares, situate in the Bitou Municipality,

March 2016

B E A C O N    C E R T I F I C A T E

P O R T I O N   4 7    G A N S E    V A L L E I    N  o.    4 4 4 

...............................................................
Professional Land Surveyor

Plettenberg Bay :  P O Box 350 Plettenberg Bay 6600
Sole Proprietor : P G Teggin B. Sc(Land Sur) Pr.L(SA)

SCALE     1:5000

103 Longships Drive P.O.Box 350 Plettenberg Bay

e-mail: beaconsurvey@mweb.co.za
Tel:  (044) 533 2230 Fax: (044) 533 0264

Beacon Survey
Professional Land Surveyors

and Sectional Title Practitioners

mailto:beaconsurvey@mweb.co.za
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APPENDIX G: PREVIOUSLY APPROVED DRAWINGS FOR EX-MANOR HOUSE



Scanned by CamScanner
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APPENDIX H: BITOU MUNICIPALITY + OTHER IAP COMMENT IN THE PP PROCESS

To follow
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1.   INTRODUCTION 
1.1 General 
Visual impact assessments should not be an obstacle in the approval process of a proposed development. 
Visual input, especially at the early concept stage of the project, can play an important role in helping to 
formulate design alternatives, as well as minimising impacts, and possibly even costs, of the project 
 
It is in the nature of visual and scenic resources to include abstract qualities and connotations that are by 
their nature difficult to assess or quantify as they often have cultural or symbolic meaning. An implication of 
this is that impact ratings cannot simply be added together. Instead, the assessment relies on the evaluation 
of a wide range of considerations, both objective and subjective, including the context of the proposed 
project within the surrounding area. 
 
The analysis of the interaction between the existing visual environment and the planned infrastructure 
provides the basis for determining visual impacts and mitigation strategies. This visual impact assessment 
provides an overview of the landscape character of the locality and assesses the degree to which the 
proposed development would be visually appropriate. 
 

1.2   Methodology 
 
1.2.1   The sequence of work employed in this study 

A desktop survey using 1:50,000 topographical survey maps, Google Earth, and ArcMap (Esri, ArcGIS 
software) were undertaken.  Following the desktop information gathering process, a site visit was conducted 
to test the conclusions of the terrain analysis, to identify receptors and appraise the local landscape.    
 
The methodology employed by this visual assessment is based on the following methods: 

 The United States Department of Agriculture: Forestry Service - Landscape Aesthetics; 
 The United States Bureau of Land Management Visual Resources Management; 
 The Landscape Institute and the Institute of Environmental Management & Assessment - 

Guidelines for Landscape and Visual Impact Assessment; and 
 involving visual and aesthetic 

specialists in EIA processes and the Guidelines for Landscape 
 
1.2.2    Written and drawn material was made available 

 An urban Background information for the notice of intent to develop: Remaining extent of portion 
47 (a portion of portion 1) of the farm Ganse Vallei no 44. 

 UR Illustrations for HIA Report - prelim 13 Sep 2019 R01 
 UR Notes re VIA for Draft HIA following on from client feedback discussions 24 Oct 2019 

 
1.2.3    Receiving site 

The receiving site was assessed, and areas of the locality from where the development appeared to be 
likely to be visible, adjacent lands, and local roads. 
 
This study was conducted between December 2019 and January 2019. The weather on the days of the site 
visit was clear and open. A photographic survey of the site and surrounding areas was carried out.  
 
The visual assessment was undertaken using standard criteria such as geographic view-sheds and viewing 
distances as well as qualitative criteria such as compatibility with the existing landscape character and 
settlement pattern. Potentially sensitive areas were assessed, and mitigation measures were evaluated.  
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1.3 Assumptions and limitations 

It should be noted that the experiencing of visual impacts is subjective and largely based on the perception 
of the viewer or receptor.  The presence of a receptor in an area potentially affected by the proposed 
development does not thus necessarily mean that a visual impact would be experienced. 
 
Value can be placed in a landscape in terms of its aesthetic quality, or in terms of its sense of identity or 
sense of place with which it is associated.  If no such values are held with respect to a landscape, there is 
less likely to be a perception of a visual impact if the landscape becomes subject to visual alteration.  
Development within a landscape may not be perceived negatively at all if the development is associated 
with progress or upliftment of the human condition.  
 
The perception of visual impacts is thus highly subjective and involves value judgements on behalf of the 
receptor. The context of the landscape character, the scenic / aesthetic value of an area, and the types of 
land use practised tend to affect the perception of whether landscape change (through development) would 
be considered an unwelcome intrusion.  
 
The abovementioned landscape values can be interlinked, but can also be conflicting, e.g. amenity values 
associated with a landscape held by a particular group of people as described above may conflict with 
economic values associated with the market or development possibility of the landscape that is held by 
others. It is in this context that visual impact related to a potential development often arises as an issue in 
environmental impact assessments. 
  
1.3.1  Data 

The best currently and readily available datasets were utilized for the visual impact assessment.  It is 
important to note that variations in the quality, format and scale of available datasets could limit the scientific 
confidence levels of the visual impact assessment outcomes.   
 
1.3.2  Viewshed analysis 

Slope and aspect are significant in the context of views. Topography expressed in the form of slope and 
aspect can perform an essential focusing views in a certain direction. Viewers 
located low down within an enclosed valley would experience a limited visual envelope or viewshed, as the 
rising topography around them would prevent wider views of the surrounding terrain beyond the immediate 
valley.  
 
Similarly, an object placed lower down in such an enclosed valley would have a limited viewshed, being 
shielded or partly shielded by the terrain surrounding it. A viewer located on a hill slope with a certain aspect 
would only be able to view the surrounding tertian in the direction of the aspect of the slope. Conversely, a 
viewer on a higher-lying interfluve will be exposed to potentially wide-ranging views over the surrounding 
terrain, and large objects placed in these terrain settings could similarly be visible from a wide area. 
 
The micro-topography within the landscape setting in which the viewer and object are located is also 
important. The presence of micro-topographical features and objects such as buildings or vegetation that 
would screen views from a receptor position to an object can remove any visual impact factor associated 
with it. 
  
Fischer (1995) analysed the effects of data errors on viewsheds calculated by Geographic Information 
Systems and has shown that the calculations are extremely sensitive to small errors in the data and the 
resolution of the data and the errors in viewer location and elevation.  Other studies have also shown that 
a view-shed calculated using the same data but with eight different Geographic Information Systems can 
produce eight different results.   
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Hankinson (1999) also states that view-shed are never accurate, and they contain several sources of error 
and may not always be feasible to separate these errors or to estimate their size and potential effects.  It 
is, therefore, better to describe a view-shed analysis as a probable view-shed that must be subjected to 
subsequent field testing and verification. 
 
A probable viewshed can be based on topography only and shows areas that will be screened by 
intervening hills, mountains etc. A probable topographic view-shed does not consider heterogeneous and 
complex natural and man-made elements in the surrounding landscape.  Intervening vegetation, buildings 
or small variations in topography, such as road cuttings are therefore not considered.   
 
Therefore, it is a conservative assessment of those areas that may be visually impacted by the planned 
infrastructure.  Increasing sophistication/accuracy of the probable view-shed by the addition of data on 
complex natural and man-made elements in the landscape is desirable, but it will introduce further errors of 
detail and interpretation in the view-shed analysis. 
 
1.3.3  Visualisation 

It must be remembered that any visualisation (3D models, photomontages, photos and maps) of complex 
natural and man-made elements produce perceptions, interpretations and value judgements that are not 
always consistent with those that would be produced by actual encounters with the elements represented. 
Visualisations should, therefore, be considered an approximation of the three-dimensional visual 
experiences that an observer would receive in the field and must be subjected to subsequent field testing 
and verification 
 
Photomontage is the superimposition of an image onto a photograph to create a realistic representation of 
proposed or potential changes to any view. The overall aim of photography and photomontage is to 
represent the landscape context under consideration and the proposed development, both as accurately 
as is practical.  It must be kept in mind that the human eye sees differently than a camera lens, both optically 
and figuratively.   
 
The focusing mechanisms of human eyes and camera lenses are different. Human vision is binocular, and 
dynamic compared to a camera that tends to flatten an image. 
 
 

2. APPLICABLE POLICIES AND GUIDELINES 
Several government policies and plans, guidelines, environmental management instruments and other 
decision-making instruments are relevant to the site and development and have been reviewed. These 
include: 

2.1 The Western Cape Provincial Spatial Development Framework (PSDF) 
Makes provision for:  

 the protection and sustainable use of Landscape and Scenic Resources,  
 the protection, management and enhancement of the provinces Sense of Place, Heritage and 

Cultural Landscape  
 

2.2 The Garden Route Environmental Framework 
This document provides 
in the Garden Route, the sensitivity, constraints and development guidelines for the area assist in 
informing decision-making. 
 
Management Guidelines are provided for Ecologically Sensitive Geographical Areas. Of particular 
reference to this report are the guidelines for development in: 
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 Topographically Sensitive Geographical Areas; 
 Conservation and Protected Areas; and 
 Visually Sensitive Landscape Geographical Areas. 

 
Risks include: 

 Erosion of steep slopes; 
 The potential for visual and light pollution; 
 Destruction of visual topographical quality; 
 Development impact of sensitive topographical features and landscapes; 
 Inappropriate large-scale development; 
 Sprawling urbanisation; and 
 Large scale change of land use developments outside of the urban edge. 

 
Objectives include: 

 Maintain the integrity of the Garden Route Landscape; 
 Limit development on steep slopes; 
 Enhance and protect the topographical landscape backdrop to the Garden Route; 
 Manage development on steep slopes, discouraging development; 
 Limit development densities 
  
 Enforce building control and aesthetics; 
  
 Protect and enhance the visual quality of prominent tourism routes, meanders and nodes; 
 Protect the visual integrity of the South African National Park asset, as well as provincial 

nature reserves; and 
 Limit and prohibit development on prominent visually sensitive and exposed features. 

 

2.3 Heritage and Scenic Resources: Inventory and Policy Framework for the                     
Western Cape 

The study provides input on cultural and scenic resources and provides a guide for the identification 
and conservation of these resources. The report focuses on the broader regional scale rather than 
the local landscapes or individual site scales and is, therefore, an overview rather than a detailed 
inventory of cultural and scenic resources.   

 

2.4 DEA&DP Guideline for Management of Development on Mountains, Hills & Ridgelines 
Key decision-making criteria regarding development on mountains, hills and ridges, relevant to this 
visual impact assessments, are:  

 to avoid inappropriate development (i.e. intrusive and consumptive development) on 
mountains, hills and ridges taking into account the character of the existing environment;  

 to ensure that where development does take place, that its layout and design takes account 
of sensitive features and environmental constraints, thereby promoting environmentally 
sensitive development of projects on mountains, hills and ridges where development is 
authorized; 

 to preserve landform features through ensuring that the siting of facilities is related to 
environmental resilience and visual screening capabilities of the landscape; 

 to ensure that the scale, density and nature of the developments are harmonious and in 
keeping with the sense of place and character of the area. 

 
Environmental characteristics such as steep slopes (steeper than 1:4) and development on the 
crest of a mountain, hill or ridge will serve as key indicators of environmental sensitivity. 
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The development patterns and the character of the area within which the proposed development 
will be situated must be described. 

          

2.5  Bitou municipality spatial development framework (2019) 
The overarching long-term spatial development vision for the Bitou 

e Bitou spatial development 
framework identifies the following actions that must be implemented to achieve the 
abovementioned vision and that are applicable to the visual impact statement: 

 Facilitate the increase of tourism attractions that attract tourists and wealthy residents. 
 Ensure that this strengthening of attractions is not done at the expense of the natural or 

social environment 
 Manage developments along the coastline in a sustainable and precautionary manner and 

manage public access to the coastline and estuaries 
 
 

3. PROJECT DESCRIPTION 
3.1 Project location 
The remainder of Portion 47 (A Portion of Portion 1) of the Farm Ganse Vallei No 444 is currently zoned as 

 12 hectares 
in extent and is surrounded by the urban development of Plettenberg Bay. This property was the remaining 

approved the development of Portion 47 of the Farm Ganse Vallei No 444 during 1998  

The project area is located on a ridgeline just north of the N2 national road that runs through the town of 
Plettenberg Bay in the Garden Route.  The proposed development is located within the urban edge and 
classified as residential (Bitou Spatial Development Framework, 2019)  

The project area is part of existing developments along the ridgeline that includes The Hill Private Estate, 
Formosa Garden Village and existing single residences along Ferdinand street in the south-west.  Natural 
areas and the Barons View development are located towards the north-west of the project area and towards 
the south, the town of Plettenberg is located. Towards the north-east of the proposed development and north 
of the N2 some natural areas, a sewage treatment plant and the Old Nick Village. South of the N2 along the 
Keurbooms river the Goose Valley golf estate is located (Figure 1). 

Access to the site is obtained via an existing public road that runs from the Old Nick Intersection on the N2 
National Road to the northwestern boundary of the property. 

 

3.2 Development description 
The owners of the proposed development have applied for a consent use for a guest house and started to use 
the existing farmhouse as a guest house. This application was subsequently withdrawn and the owners now 
wish to convert the existing manor house into a boutique hotel with a restaurant & function venue. The 
proposed development will consist of the following components (Figure 2): 

 Thirty bedroom Boutique Hotel 
 Twenty-two freestanding two-bedroom Villas 
 Two double-storey apartment blocks. One apartment block will contain ten one-bedroom units and the 

second block eight one-bedroom units 
 Ten tented decks (wood) 
 Eighty-six parking bays 
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The primary point of water supply is the water purification works in Flying Cloud Avenue in central Plettenberg 
Bay. A secondary supply point is the south-west corner of the property where the proposed development is 
bordered by Erf 9914 and Erf 10080. A 110mm diameter water main future connection point is indicated here 
on the as-built plans. The existing residential house connection is made at this point. It is proposed to connect 
to the existing 200mm water mains within Barons View (at Erf 9909) and installs a new 150m long, 160mm 
mains to the edge of the development. 
 
Barons View is directly adjacent to the Ganze Vallei Sewer Purification Works. It is proposed to connect into 
the Barons View sewer network and thereby connecting directly to the sewer purification works. The 
surrounding developments are linked to the works and it is proposed to connect to the existing gravitation 
system on the northeastern side of the development. Two sewer manholes have been provided on the 
boundary of the development for future connections. There is a bulk sewer line from the Barons View 
development connecting to the existing municipal outfall sewer to the north-west of the property. 
 
There is an existing stormwater system on-site located in the access road to the proposed development. The 
existing system consists of a kerb and channel on the side of the road with a catch pit at Erf 9902 with a 
300mm concrete pipe conveying stormwater across the road towards the west where a concrete stormwater 
retention tank collects the water with an overflow opening. It is proposed that stormwater runoff be collected 
and conveyed on the road surface and into a new piped network next to the access road, over the neighbouring 
developed area to the north and discharging on Erf 9865 (Park) with gabion retention and dissipation structure. 
A further two double stormwater catch-pits are required in the road reserve adjacent to Erven 9903 and 9904. 
 
A minor piped system is required in the northeastern corner of the development with a gabion structure and 
stone pitching with water discharging onto the Remainder of Portion 47.
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3.3 Proposed rezoning and subdivision 

To accommodate the proposed boutique hotel, block of flats, loose standing villas & tented decks (5), a rezoning 
application was submitted in terms of the Bitou Municipality Land Use Planning By-law.  Split zoning is proposed 
to allow the proposed boutique hotel, block of flats, loose standing villas & tented decks on the western part of 
the property, which consists of existing disturbed areas, this portion wi

 
 
The remainder of the property is located on a steep slope where no development has occurred before (private, 
unregistered / un-proclaimed nature conservation) and is so unique that the Plettenberg Bay zoning scheme 
regulations do not have any zoning category that applies to the intended uses. This portion of the property will, 
therefore,   (Figure 9) and 
allow limited tented decks on existing disturbed areas.  south-
eastern corner of Erf 9891 to the north-eastern corner of Erf 10083.  Five (5) of the tented decks will be located 
in the Conservation Area the establishment of hiking/mountain bike trails are also proposed (Figure 3 & Table 
1). 
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4. METHODOLOGY 
It is in the nature of visual and scenic resources to include abstract qualities and connotations that are by their 
nature difficult to assess or quantify as they often have cultural or symbolic meaning. It is necessary therefore to 
include both quantitative criteria (such as viewing distances), and qualitative criteria (such as sense of place), in 
visual impact assessments.  
 
An implication of this is that impact ratings cannot simply be added together. Instead, the assessment relies on 
the evaluation of a wide range of considerations, both objective and subjective, including the context of the 

to emphasize the subjectivity in undertaking a visual impact assessment 
 
The analysis of the interaction between the existing visual environment (landscape character and sense of place) 
and the planned infrastructure provides the basis for determining visual impacts and mitigation strategies. This 
is completed by defining the visual effect of the planned infrastructure and visual sensitivity of viewing locations 
to determine impact.   
 
The evaluation of the existing visual environment consists of the assessment of both the landscape setting and 
key viewing locations within it.  The landscape setting can be defined in terms of topography, vegetation, 
hydrology and land-use features. These elements define the existing visual character of the landscape with which 
the planned infrastructure interacts. 
 
The use of the basic elements of form, line, colour and textures has become the standard in describing and 
evaluating landscapes. Modifications in a landscape which 
said to be in harmony with their surroundings. Modifications which do not harmonize, often look out of place and 
are said to contrast or stand out in unpleasing ways.  
 
Value can be placed in a landscape in terms of its aesthetic quality, or in terms of its sense of identity or sense 
of place with which it is associated. If no such values are held with respect to a landscape, there is less likely to 
a perception of a visual impact if the landscape becomes subject to visual alteration. Development within a 
landscape may not be perceived negatively at all if the development is associated with progress or upliftment of 
the human condition.  
 
The perception of visual impacts is thus highly subjective and thus inv
receptor. The context of the landscape character, the scenic / aesthetic value of an area, and the types of land 
use practised tending to affect the perception of whether landscape change (through development) would be 
considered to be an unwelcome intrusion. Sensitivity to visual impacts is typically most pronounced in areas set 
aside for the conservation of the natural environment (such as protected natural areas or conservancies), or in 
areas in which the natural character or scenic beauty of the area acts as a drawcard for visitors (tourists) to visit 
an area, and accordingly where amenity and utilitarian ecological values are associated with the landscape.  
 
When landscapes have a highly natural or scenic character, amenity values are typically associated with such a 
landscape. Structural features such as power lines and other electricity transmission developments and related 
infrastructure are not a feature of the natural environment but are rather representative of human (anthropogenic) 
change to a landscape.  
 
Thus, when placed in a largely natural landscape, such structural features can be perceived to be highly 
incongruous in the context of the setting, especially if they affect or change the visual quality of a landscape. It is 
in this context of incongruity with a natural setting that new developments are often perceived to be a source of 
visual impact.  
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4.1 Observer locations 

Observer locations (views from communities, major roads, conservation areas etc.) are those areas where people 
(receptors) are likely to obtain a view of the planned infrastructure. These viewing locations have different 
significance based on numerous factors, collectively evaluated through land use and viewing distance to the 
planned infrastructure.  
 
The selection of the key viewing locations is based on their location within the defined view-shed where they 
would have a clear view of the planned infrastructure.  
 
Factors that will be considered in selecting the key viewing locations are: 

 The angle of observation - The apparent size of a project is directly related to the angle between the 
viewer's line-of-sight and the slope upon which the planned infrastructure is to take place. As this angle 
nears 90 degrees (vertical and horizontal), the maximum area is viewable. 

 Numbers of viewers - Areas seen and used by large numbers of people are potentially more sensitive. 
Protection of visual values usually becomes more important as the number of viewers increase.  

 Length of time the project is in view - If the viewer has only a brief glimpse of the planned 
infrastructure, the contrast may not be of great concern. If, however, the planned infrastructure is subject 
to view for a long period, as from an overlook, the contrast may be very significant.  

 Distance from the project - The greater the viewing distances, the lower the visual sensitivity.  The 
visual modification of a development is assumed to be the highest when the observer is very close to it 
and has a direct line of sight.  The visual modification then decreases with distance and is also known 
as distance decay (Hull & Bishop, 1988). 

 Field of vision - The visual impact of a development can be quantified to the degree of influence on a 
ly.  The visual impact of a development will vary 

according to the proportion in which a development impacts on the central field of vision. Within the 
central field of vision images are sharp, depth perception occurs and colour discrimination is possible.  
Developments, which take up less than 5% of the central field of vision, are usually insignificant in most 
landscapes (Human Dimension and Design, 1979). 

 Visibility - the 
horizon will be of the order of 6 km distant, due to the curvature of the earth.  Viewed at an elevation of 
60 m, the horizon will be of the order of 32 km distant and from the top of a 1000 m mountain, the horizon 
will be at a distance of approximately 113 km. A tall structure standing above the horizon would, of 
course, increase these distances significantly; for example, for an observer at 1.8 m who is viewing a 
man-made structure 50 m tall, the effective distance to the horizon is 34 km and for a 100 m structure 
the distance is 46 km (Miller & Morrice, no date).  In addition, mist, haze or other atmospheric conditions 
may significantly affect visibility (Hill et al, 2001).   

 

4.2 Visual sensitivity 

Visual sensitivity is a measure of how critically a change to the existing landscape is viewed by people from 
different land-use areas in the vicinity of a development.  
 
The degree of visual sensitivity of an area is closely related to the aesthetic quality of the area, as well as to the 
value placed in the aesthetic quality of -economic profile.  In 
this regard, residential, tourist and/or recreation areas generally have a higher visual sensitivity than other land 
use areas (e.g. industrial, agricultural or transport corridors), because they use the scenic amenity values of the 
surrounding landscape and may be used as part of a leisure experience and often over extended viewing periods. 
 
It is important to note that the presence of natural/perceived natural and rural elements or areas within the 
landscape as viewed from the surrounds of the project area can engender perceptions of aesthetic quality or 
value to the landscape. Many studies of landscape conservation have highlighted the value placed by people in 
rural or natural landscapes. A rural landscape can be defined as an where an interaction between humans and 
nature over time has led to the development of a landscape that has its own characteristics, and which is a middle 
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ground between an urban landscape and wilderness, consisting of human activities that are related to the natural 
environment, such as agriculture and pastoral activities (Mazehan et al, 2013). A natural landscape, as defined 
in this report is close in appearance to how the landscape would appear without human alteration  i.e. mimicking 
or closely resembling that of a wilderness.  
 
Placing value in a landscape is a psychological and cultural practice; values and meanings are not intrinsic to 
the landscape, but rather they are phenomena created by humans through their cultural practices (Pun, 2004). 
It is thus important to note that perceptions of a landscape may not be universally shared, and different individuals 
or groups of people may perceive or treat the same landscape differently, in turn ascribing different values and 
meanings to it (Pun, 2004). Values and meanings ascribed by local people may not be evident to an outsider. 
 
There are different types of values that can be placed on a landscape; i.e. economic values (e.g. the relevance 
of the landscape for business enterprises, or the market possibility of products from landscape), amenity values 
(values related to the non-material benefits associated with it) and security values (Pun, 2004). Amenity values 
can be subdivided into different sub-categorie
aesthetical and recreational value, and orientational and identity value.  
 
Landscapes and the viewing of landscapes has also been shown to have positive psychological and health 
benefits; Velarde et al (2007), have shown through an examination of various environmental psychology studies 
that visual exposure to natural landscapes (e.g. by means of viewing natural landscapes during a walk or viewing 
from a window) generally has a beneficial impact on human health (e.g. reduced stress, facilitating recovery from 
illness, and behavioural changes that improve mood and general well-being).  
 
Landscape as a source of beauty is prevalent within the arts and is a strong drawcard for recreational activities. 

cultural identity and sense of place. It is in this context that value is placed in natural or rural landscapes, and it 
follows that such value would be placed on views in an area such as the study area which is largely natural, and 
which has high aesthetic value by virtue of its scenic nature. 
 
The above values can be interlinked, but can also be conflicting, e.g. amenity values associated with a landscape 
held by a certain group of people as described above may conflict with economic values associated with the 
market or development possibility of the landscape that is held by others. It is in this context that visual impact 
associated with a potential development often arises as an issue in environmental impact assessments.    
 
The latter three sub-categories of amenity value described above  aesthetic, identity and psychological health 
value are typically involved 
associated with that landscape, as development within a landscape can change the landscape to the degree to 
which the amenity value associated with a landscape would be considered to be degraded or no longer present. 
 
Visual sensitivity may range from high to low, depending on the following additional factors:  

 The visual absorption capacity - The potential of the landscape to conceal the proposed project will 
reduce or increase visual sensitivity. 

 Viewing distance  The greater the viewing distances, the lower the visual sensitivity.  The visual 
modification of a development is assumed to be the highest when the observer is very close to it and has 
a direct line of sight.  The visual modification decreases with distance and is also known as distance 
decay (Hull & Bishop 1988). 

 Length of time the project is in view - If the viewer has only a brief glimpse of the planned infrastructure, 
the contrast may not be of great concern and the visual sensitivity low. If, however, the planned 
infrastructure is subject to view for a long period, as from an overlook, the contrast may be very 
significant.  

 General orientation - General orientation of residences to landscape areas affected by a project. 
Residential, tourist and/or recreation areas with a strong visual orientation towards the planned 
infrastructure (i.e. those with areas such as living rooms and/or verandas orientated towards it), will have 
a higher visual sensitivity than those not orientated towards the planned infrastructure. 



  
 

            REPORT: Visual impact statement for the remaining extent of portion 47 of the farm Ganse Vallei no 444, Plettenberg Bay                    27 January 2020     PAGE 22 

 Relative planned infrastructure size - The contrast created by the project is directly related to its size 
and scale as compared to the surroundings in which it is placed.  

 Type of users - Visual sensitivity will vary with the type of users. Recreational sightseers may be highly 
sensitive to any changes in visual quality, whereas workers who pass through the area on a regular basis 
may not be as sensitive to change.  

 Numbers of viewers - Areas seen and used by large numbers of people are potentially more sensitive. 
Protection of visual values usually becomes more important as the number of viewers increase.  

 Adjacent land uses - The inter-relationship with land uses in adjacent lands can affect the visual 
sensitivity of an area. For example, an area within the view-shed of a residential area may be very 
sensitive, whereas an area surrounded by commercially developed lands may not be visually sensitive.  

 Special areas - Management objectives for special areas such as natural areas, wilderness areas, 
conservation areas, scenic areas, scenic roads or trails frequently require special consideration for the 
protection of the visual values. This does not necessarily mean that these areas are scenic, but rather 
that one of the management objectives may be to preserve the natural landscape setting. The 
management objectives for these areas may be used as a basis for assigning sensitivity levels. 

 
Landscapes are subdivided into three (3) distanced zones based on relative visibility from travel routes or 
observation points (receptors). The three zones are:  

 Foreground-Middle ground Zone - This is the area that can be seen from each travel route for a distance 
of 0 to 5 kilometres where management activities might be viewed in detail. The outer boundary of this 
distance zone is defined as the point where the texture and form of individual plants are no longer appear 
in the landscape. In some areas, atmospheric conditions can reduce visibility and shorten the distance 
normally covered by each zone.  

 Background Zone - This is the remaining area which can be seen from each travel route to approximately 
24 kilometres but does not include areas in the background which are so far distant that the only thing 
discernible is the form or outline. To be included within this distance zone, vegetation should be visible 
at least as patterns of light and dark.  

 Seldom-Seen Zone - These are areas that are not visible within the foreground-middle ground and 
background zones and areas beyond the background zones.  

 
Land-use areas are generally characterised in terms of low, moderate or high visual sensitivity, as follows:  

 Low visual sensitivity - industrial areas, local roads, mining and degraded areas. 
 Moderate visual sensitivity - tourist roads, major roads, sporting or recreational areas and places of work.  
 High visual sensitivity - rural residences, recreation areas, conservation areas, scenic routes or trails. 

 

4.3 Visual modification 

Visual modification is a measure of the level of visual contrast and integration of the planned infrastructure with 
the existing landscape. An existing landscape has certain visual characteristics expressed through the visual 
elements of form, shape, line colour and texture.  A development that has different visual characteristics than the 
existing landscape will create contrast with the existing landscape. If similar infrastructure already forms part of 
the existing landscape, the visual effects of the planned infrastructure will borrow visual character from these 
operations, reducing visual modification.  
 
The degree to which the visual characteristics of the planned infrastructure contrast with the existing landscape 
will determine the level of visual modification.  For example, a newly created mine will have a high visual 
modification due to strong contrast. An extension of operations in an existing mine will have a lesser visual 
modification.  A successfully rehabilitated mine area will also have a lower visual modification due to limited 
contrast with the current landscape.  
 
In a similar way, a project is said to be integrated with the existing landscape based on issues of scale, position 
in the landscape and contrast. High visual integration is achieved if a development is dominated by the existing 
landscape, is of small scale and/or limited contrast. 
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The level of visual modification generally decreases with distance and is categorised as follows: 

 Negligible (or very low) level of visual modification  where the development is distant and/or relates 
to a small proportion of the overall view-shed.  

 Low level of visual modification - where there are minimal visual contrast and a high level of 
integration of form, line, shape, pattern, colour or texture values between the development and the 
landscape. In this situation, the development may be noticeable but does not markedly contrast with the 
landscape.  

 Moderate level of visual modification - where a component of the development is visible and 
contrasts with the landscape, while at the same time achieving a level of integration. This occurs where 
surrounding topography, vegetation or existing modified landscape provide some measure of visual 
integration or screening.  

 High level of visual modification - where the major components of the development contrast strongly 
with the existing landscape and demand attention.   

 
The following factors must be considered when applying visual modification categories: 

 Length of time the project is in view - If the viewer has only a brief glimpse of the project, the contrast 
may not be of great concern. If, however, the project is subject to view for a long period, as from a 
viewing location, the contrast may be very significant.  

 Relative size or scale - The contrast created by the project is directly related to its size and scale as 
compared to the surroundings in which it is placed.  

 Recovery time - The amount of time required for successful re-vegetation should be considered. 
Recovery usually takes several years and goes through several phrases (e.g. bare ground to grasses, 
to shrubs, to trees, etc.). It may be necessary to conduct contrast ratings for each of the phases that 
extend over long time periods. Those conducting contrast ratings should verify the probability and timing 
of vegetative recovery.  

 Atmospheric conditions - The visibility of planned infrastructure due to atmospheric conditions, such 
as air pollution or natural haze, should be considered 

 Motion - Movement such as waterfalls, vehicles or plumes draw attention to a project.  
 Form - Contrast in form results from changes in the shape and mass of landforms or structures. The 

degree of change depends on how dissimilar the introduced forms are to those continuing to exist in 
the landscape.  

 Line - Contrasts in line results from changes in edge types and interruption or the introduction of edges, 
bands, and silhouette lines. New lines may differ in their sub-elements (boldness, complexity, and 
orientation) from existing lines.  

 Colour - Changes in value and hue tend to create the greatest contrast. Other factors such as chroma, 
reflectivity and colour temperature, also increase the contrast.  

 Texture - Noticeable contrast in texture usually stems from differences in the grain, density and internal 
contrast. Other factors such as irregularity and directional patterns of texture should also be considered. 

 
 

5. VISUAL ASSESSMENT OF THE SITE AND PROPOSED 
DEVELOPMENT 

The DEA&DP Guideline for involving visual & aesthetic specialists in EIA processes Document provides a 
number of criteria that relate specifically to Visual Impact Assessments namely:  

 Visibility of the project;  
 Visual exposure;  
 Visual sensitivity of the area;  
 Visual sensitivity of receptors;  
 Visual Absorption Capacity; and  
 Visual Intrusion.  
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It is recommended that the proposed project should be assessed against these criteria before attempting to 
assess the visual impact of the proposed development. 

 

5.1 Description of the affected area and the scenic resources 

Plettenberg Bay and 
extent of the Western Cape. The area is a scenic, coastal area with rich, visual diversity. This diverse and 
beautiful coastal area is a landscape formed over millions of years and numerous sea-level changes. The 
Outeniqua and Tsitsikama mountains, which consist of hard and folded Table Mountain Quartzite (TMQ), create 
a majestic backdrop to a coastal platform, in the north (Figure 4). 
 
The undulating coastal platform falls relatively gently towards the ocean and is drained by numerous rivers that 
either finds their way to the ocean through steep-sided gorges, where the substrate is TMQ, or via estuaries 
where the substrate is softer.  The coastline is again diverse with half heart bays, with headlands of hard TMQ 
and sandy beaches, estuaries and dunes or cliffs and river gorges. 

       Figure 4: A view of Plettenberg Bay with the undulating coastal platform and Outeniqua mountains in 
the background 

 
From: Oberholzer and Winter, Western Cape Provincial Spatial Development Framework  Heritage and 
Scenic Resources: Inventory and Policy Framework (May 2013) 
 

 ranges, continue east from the 
Overberg as far as Plettenberg Bay (and even further to Port Elizabeth). Between the mountains and the coast, 
the well-
Mossel Bay and Plettenberg Bay. The northern boundary of the Eden District is defined by the impressive  
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Swartberg Mountains, a range consisting of the same Table Mountain Group sandstones, reaching over 2100m 
in places, and often covered by snow in winter  (Figure 5) 

Figure 5: Cross section through the Eden District (source: Oberholzer and Winter 2013) 
 
From: The Garden Route Environmental Framework (2010) 

h further supports its 
diverse ecological features. These features extend from coastal features, through to the lake system, framed 
by the backdrop of the high Outeniqua mountains. The area is similarly dissected by numerous rivers draining 
the highlands to the coast. The coastal landscape is characterised by sensitive foredune systems which are 
prone to erosion, and which perform critical ecological functions, and which similarly are sought after for 
residential property development. The area is characterised by cover sands on steep slopes surrounding the 
lakes and estuaries, which are unstable and unsuitable for development activity.  

                                                                               and  

The Garden Route has been named as such due to the visual and aesthetic quality attached to the region. 
Similarly, the region is considered as one of the most scenic in the country, attracting significant numbers of 
domestic and international tourist throughout the year. This asset is, unfortunately, one of the regions limiting 
factors. Due to the perceived high - quality of life associated with the region underpinned by scenic topography, 
quaint villages and hamlets, large tracts of natural open space systems supported by an extensive national park 
system (Garden Route National Park); the Garden Route has become the ideal location of retired individuals 
from the larger cities, as well as a growing international interest. This insatiable demand for development land 
for residential and tourism use is limited by the biophysical, physical and aesthetic constraints of the area. It is 

 

 

5.2 Surrounding land uses 

The project area is surrounded by urban areas, smallholdings, areas degraded by invasive alien plants and 
natural areas.   (Figure 6).  The application area is surrounded by The Hill Development and Formosa Garden 
Village to the south and southwest Development to the west and north, and the Plettenberg 
Bay Primary School and Market Square Shopping Centre to the east (Figure 8). Access to the site is obtained 
via an existing public road that runs from the Old Nick Intersection on the N2 National Road to the northwestern 
boundary of the property 
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Figure 6: Land use 
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5.3 Topography 
The proposed project site is located on top of a hill with views over the coastline, Outeniqua mountains and 
Plettenberg Bay (Figure 9,10,11). The topography of the site can be described as a low, flat-topped ridge with 
gentle to moderately steep sloping sides and featuring indents where the landscape has been eroded into small 
valleys by drainages. Slopes on the southern portion of the project are moderately steep, while those beyond 
the northern half are more gradual (Figure 7,8,10,11).  The proposed development will be constructed on the 
south-western side of the property. The south-western part of the property is characterised by flat topography, 
characterised with a slope between 1:8 and 1:10. 
 
The highest point of the project site is in the south-west corner measuring 96 meters above sea level and the 
lowest point is situated at the northern boundary at 79 meters. The eastern part of the project site has a very 
steep slope towards the N2 road. The east-west ridge bisects the terrain and forms a natural watershed which 
creates two drainage areas to the north and the south. The area towards the southern boundary of the site 
drains via riparian zones and natural drainage channels. The northern part does not have any prominent natural 
drainage courses (Figure 11).  
 

5.4 Local vegetation 
Piesang River Fynbos Forest and Roodefontein Grassy Fynbos are present on the project site subject to regular 
bush cutting and other disturbances (Figure 7,8,9,10,12). The fynbos regrowth encountered in the northern part 
of the project site comprises widespread fynbos species and grasses (General Residential Zone). Although it 
has the potential to re-establish itself to a certain extent, it has low to medium conservation value as certain key 
fynbos elements, such as Protea and Restio species, have been eliminated. The southern portion (Conservation 
Area) of the project site located on slope bordering onto the N2 road the comprises mainly out of invasive alien 
plants (Pine, Black Wattle) and common forest species, which utilise the shade provided by the taller invasive 
alien trees (Figure 7). No plant species of conservation concern or protected tree species have been recorded 
in this area. 

 

5.5 Protected landscapes 
The project site lies within the Garden Route Biosphere Reserve, and the Keurbooms River Nature Reserve is 
located in the west and the Plettenberg Bay Country Club Private Nature Reserve towards the east.  The project 
site contains a small area of Critical Biodiversity Areas 1 (Terrestrial) located on the southern slope bordering 
onto the N2 road (Figure 13).  The Western Cape Biodiversity Spatial Plan Handbook (2017) states that Critical 
Biodiversity Areas 1 (CBA1) areas must be kept in a natural or near-natural state, with no further loss of habitat 
or species.  Degraded areas should be rehabilitated to natural or near-natural condition, and invasive alien plant 
clearing should be given a high priority. Only low-impact, biodiversity-sensitive land uses are appropriate for 
CBA1 areas.   
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   Figure 7: Southern portion of the project site with Pine and Black Wattle trees 

  Figure 8: The south facing slope of the project site looking down onto the N2 

Sky Villa Boutique Hotel Viewing deck 
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Figure 9: The Sky Villa Boutique Hotel 

 Figure 10: The view from the hotel towards the coast and surrounding landscape 
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 Figure 12: Vegetation map 
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     Figure 13: Protected landscapes 
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5.6 Landscape character & value 
Landscape character is defined as the distinct, recognisable, and consistently occurring pattern of elements in 
a particular type of landscape as created by specific combinations of geology, landform, soils, vegetation, land 
use, field patterns, and human settlement.  
 
A mountain, hill or ridge is described as a physical landscape feature, elevated above the surrounding 
landscape. This includes the foot/base, slope and crest of a mountain, hill or ridge. Ridgelines are defined as 
the line formed by the meeting of the tops of sloping surfaces of land. Significant ridgelines are ridgelines, which, 
in general, are highly visible and dominate the landscape. The project is located on a hill with beautiful views of 
the Indian Ocean, Plettenberg Bay, Outeniqua mountains and surrounding landscape (Figure 8 & 10). 
 
The immediate area surrounding the project is characterised by medium to high-income residential 
development and tourism facilities. The residential developments that surround the application area, include 

Garden Village and The Hill Private Estate. The Plettenberg Bay Primary School is 
situated east of the property. South-east of the property is the Market Square Shopping Centre which is a 
significant customer attraction. Old Nick Village is located north of the property which is another tourist attraction 
(Figure 1-3). 

 
 

6. VISIBILITY OF THE PROPOSED DEVELOPMENT 
6.1 View catchment 
The geographical area from which the project will theoretically be visible, or view catchment (probable 
viewshed), is dictated by topography. Theoretically, the project site could be seen from New Horizons in the 

Plettenberg Bay is limited to the portion of the town facing the Keurboom River and river mouth. The proposed 
development will not be visible from The Beacon Island Estate, Piesangvallei and the western section of the 
town due to the prominent ridgeline above Piesangvallei that blocks all views on to the project site (Figure 14 & 
15). 
 
However, distance, development, vegetation and topography will reduce the actual view catchment that the 
site and project will have, to a much smaller area 

 

6.2 Zone of visual influence 
The project site is surrounded by existing developments and borders onto the N2 road in the south. The Baron 
View Development borders onto the northern boundary and The Hill Private Estate onto the western boundary 
(Figure 3).    Once both these residential developments are at full capacity, the proposed development will fit in 
with the urban area and will allow for a more uniform urban pattern. Potential views into the project site will also 
be very limited due to the buildings in both developments that will obstruct (screening) views. 
 
The proposed development cannot be seen from observer points A, B and D (Figure 16,17 &18) due to the 
screening effect created The Hill Private Estate buildings. The project site is also located on a lower section (94 
meters above sea level) of the ridgeline behind The Hill Private Estate (100 meters above sea level) and 
therefore increases the screening effect of the buildings. 
 
Only glimpses of the proposed development can be seen from observer point D due to the screening effect of 
the vegetation next to the N2 road (Figure 19  22). Vehicles are also passing the proposed development at 
speeds 60 kilometres per hour that further reduces the opportunities to view the proposed development. The 
driver and passengers in the car are also seated that makes it very difficult to view the development high on the 
ridge. 
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The proposed development can be seen from observer point E (Figure 24) but due to natural colours and 
materials selected for the hotel, it does not create a high level of contrast with the surrounding landscape. The 
low hotel and viewing deck structures also follow the topography of the ridgeline further reducing the contrast 
with the surrounding landscape.   
 
The proposed development can be seen from observation points F & G but to due to the increased distance 
(distance decay) from the project site and the screening effect of vegetation the development is barely visible 
(Figure 25 & 26). The natural colours and natural materials used on the hotel further blends the structures into 
the surrounding landscape and reduces visibility. 
 
Observation points H, I, J provide views onto the proposed development but the low structure (follows the 
ridgeline topography) of the hotel and the natural materials used reduces the visibility (Figure 27-29). There is 
currently a development gap between The Hill Private Estate and the proposed project but as soon as the 
development is at full capacity the buildings from the development will join up with the proposed development 
creating a more uniform pattern along the ridgeline. The proposed development will therefore not be isolated 
on the ridgeline but will blend in the with surrounding developments reducing the contrast created by individual 
structures on a ridgeline. 
 
The proposed development is completely screened by The Hill Private Estate and higher topography from 
observation point K (Figure 30) 

The zone of visual influence for the whole site of the proposed development is illustrated in Figure 15. It spans 
an area of approximately 1.4 km south, 0.5 km west, 1.5 km north and 1.7 km to the east.  According to the 
specific criteria for visual impact assessments, the visibility of the site is local, being visible from the area less 
than 5km away. 

 

6.3 Receptors 
The level of visual impact considered acceptable is dependent on the type of receptors. The following 
receptor sensitivity ratings were considered: 

 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 

Highly sensitive receptors of the site and proposed development include the residential areas surrounding the 
project location and the conservation areas south and west of the project site (Figure13,16-30).  
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 Figure 16: Observer location A 

The Hill Private Estate Formosa Garden Village 

Truter Street 
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   Figure 17: Observer location B  

  Figure 18: Observer location C  

The Hill Private Estate 

Shell Garage 

The Hill Private Estate 
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   Figure 19: Observer location D (1)  

  Figure 20: Observer location D (2)  
 

Plettenberg Bay 
Primary School 
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   Figure 21: Observer location D (3)  

  Figure 22: Observer location D (4)  
 

Sky Villa Boutique Hotel 

Sky Villa Boutique Hotel Viewing deck 

N2 
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   Figure 23: Observer location D (5)  

  Figure 24: Observer location E  
 

Sky Villa Boutique Hotel 

Viewing deck 

Sky Villa Boutique Hotel Viewing deck 

N2 
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   Figure 25: Observer location F 

  Figure 26: Observer location G  
 

Sky Villa Boutique Hotel 

Sky Villa Boutique Hotel The Hill Private Estate 
Goose Valley 
Golf Estate 

Old Nick Village 
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   Figure 27: Observer location H  

  Figure 28: Observer location I  
 

Sky Villa Boutique Hotel Viewing deck The Hill Private Estate 

Sky Villa Boutique Hotel The Hill Private Estate 

Dorethea Avenue 

Beacon Way 



  
 

            REPORT: Visual impact statement for the remaining extent of portion 47 of the farm Ganse Vallei no 444, Plettenberg Bay                    27 January 2020     PAGE 44 

   Figure 29: Observer location J 

  Figure 30: Observer location K 

Sky Villa Boutique Hotel The Hill Private Estate 

The Hill Private Estate 

Goose Valley 
Golf Estate 

Bowtie Drive 

Julia Avenue 
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6.4 Visual exposure 
The visual impact of a development diminishes at an exponential rate as the distance between the observer 
and the object increases. Relative humidity and fog in the area directly influence the effect. Increased humidity 
also causes the air to appear greyer that diminishes detail. Thus, the impact at 1 000 m would be 25% of the 
impact as viewed from 500 m. At 2 000 m, it would be 10% of the impact at 500 m. The inverse relationship 
between distance and visual impact is well recognised in visual analysis literature (Hull and Bishop, 1998) and 
was used as important criteria for this study. 
 
Thus, visual exposure is an expression of how close receptors are expected to get to the proposed interventions 
on a regular basis. For the purposes of this assessment, close-range views (equating to a high level of visual 
exposure) are views over a distance of 500 m or less, medium-range views (equating to a moderate/medium 
level of visual exposure) are views of 500 m to 2 km, and long-range views are over distances greater than 2 
km (low levels of visual exposure). 
 

Figure 31: Visual exposure graph 
 

Within the Zone of Visual Influence view 
to the site and proposed development.  The following visual exposure classes was considered during the 
assessment: 

 High exposure  dominant or clearly noticeable 
 Moderate exposure  recognisable to the viewer 
 Low exposure  not particularly noticeable to the viewer 

 
6.4.1 View corridors 

 
6.4.1.1 N2 view corridor 

The project site will have a very low (intermittent) exposure from the N2 road due to the screening effect created 
by the vegetation next to the road and existing neighbouring developments. Drivers and passengers driving 
along the N2 road will only a brief glimpse (short viewing time) of the proposed project and in seated position, 
their view up towards the project site will be very limited (Figure 15-23).  The visual exposure will be low. 

 
6.4.1.2 Old Nick Village and Goose Valley Golf estate corridor 

Topographic features and vegetation create a narrow viewing corridor along the N2 road from the Old Nick 
Village and Goose Valley Golf estate (Figure 15,25 & 26). The ability of the landscape to conceal the proposed 
development is high and the level of visual modification will be low. The viewing distance will also increase and 
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creates a lower visual sensitivity (distance decay) and cars moving along the N2 road will only have brief 
glimpses (short viewing time) of the proposed development.   

 
6.4.1.3 The Plettenberg Bay viewing corridor 

The proposed development will be visible from a portion of the town (east-facing slope). Topographic features 
(ridgeline above Piesangvallei) (Figure 15,24,27,28,29).  There is currently a development gap between The 
Hill Private Estate and the proposed project but as soon as the development is at full capacity the buildings 
from the development will join up with the proposed development creating a more uniform urban pattern along 
the ridgeline.  This will reduce the level of visual contrast by providing visual integration with the surrounding 
modified (urban development) landscape. 
 
The Sky Villa Boutique Hotels form, line, shape and selection of colour and texture (natural wood panelling) 
and surrounding landscaping allow it to integrate well into the surrounding landscape and reduce visibility 
(Figure 9). Once the Hill Private Estate development reaches the proposed development it will reduce the 
contrast even further. The visual exposure will be low to moderate. 

 

6.5 Visual sensitivity 
The inherent visibility of a project sites landscape is usually determined by a combination of topography, 
landform, vegetation cover, settlement pattern and special features.  This translates into visual sensitivity. The 
following visual sensitivity classes were considered during the assessment: 

 High visual sensitivity  highly visible and potentially sensitive areas in the landscape, 
 Moderate visual sensitivity  moderately visible areas in the landscape, 
 Low visual sensitivity  minimally visible areas in the landscape 

 
A mountain, hill or ridge is described as a physical landscape feature, elevated above the surrounding 
landscape. Ridgelines are defined as the line formed by the meeting of the tops of sloping surfaces of land. 
Significant ridgelines are ridgelines, which, in general, are highly visible and dominate the landscape.  
 
The topography of the project site can be described as a low, flat-topped ridge with gentle to moderately steep 
sloping sides and featuring indents where the landscape has been eroded into small valleys by drainages. 
Slopes on the southern edge are steep, while those beyond the northern half are more gradual, except for the 
drainage valleys, which are relatively steep (Figure 11).   
 
The proposed project infrastructure is located on the ridgeline area but is surrounded by existing developments 
(Baron View, The Hill Private Estate, Formosa Garden Village) that will provide a visual enclosure to the 
proposed development once full capacity is reached (Figure 1).  Once fully enclosed with the surrounding 
developments the proposed development will fit in with the urban area located on the flat-topped ridge and 
allow for a more uniform urban pattern.  The tented decks will be well screened (enclosed) by the surrounding 
vegetation (Figure 3). The visual sensitivity for the proposed development is therefore low.  
 

6.6 Visual absorption capacity 
Visual Absorption Capacity (VAC) is the capacity of the landscape to conceal the proposed development. The 
VAC of a landscape depends on its topography and on the type of vegetation that occurs in the landscape. The 
size and type of development also play a role. The following visual absorption classes were considered during 
the assessment: 

 High VAC  effective screening is provided by topography and vegetation 
 Moderate VAC - partial screening is provided by topography and vegetation 
 Low VAC - little screening is provided by topography or vegetation 
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The project site is located on an elevated landform and is therefore visually exposed to the surrounding area 
and the, therefore, has a low VAC. However, effective landscaping could provide some screening to the 
development and reducing the VAC.  The tented decks located on the will be enclosed by the surrounding 
vegetation (Conservation Area) and will, therefore, have a high visual absorption capacity (Figure 1). 

 

6.7 Visual intrusion 
Visual intrusion is defined as 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. The following visual intrusion classes were considered during the assessment: 

 High visual intrusion  the proposed development results in a noticeable change or is discordant with 
the surroundings 

 Moderate visual intrusion  the proposed development partially fits into the surroundings, but clearly 
noticeable 

 Low visual intrusion  the proposed development creates minimal change or blends in well with the 
surroundings 

 
The proposed development is an extension of the surrounding urban developments of Plettenberg Bay (Baron 
View, The Hill Private Estate, Formosa Garden Village) and is as such compatible with the particular qualities 
of the area creating a low level of visual intrusion. The tented decks are compatible with the vegetation area 
(Conservation Area) of the project site and visual intrusion will, therefore, be low (Figure 1). 
 
 

7. POTENTIAL VISUAL IMPACTS OF THE PROPOSED DEVELOPMENT 
The assessment of visual impacts is based on a synthesis of criteria including nature of impact, extent, duration 
of the impact, intensity, probability of occurrence, reversibility, irreplaceable loss of resources, cumulative effect 
and level of significance. 
 
7.1 Nature of the impact 
The nature of the visual impacts will be the visual effect the activity would have on the receiving environment. 
These visual impacts will be: 
 
Pre-construction phase: 

 Removal of some transformed vegetation (grass) will be required for earthworks in the General 
Residential Zone. Some light vegetation pruning will occur in the Conservation Area to create spaces 
for the tented decks, but the impact on the visual vegetation resource will be low. 

 
Construction phase: 

 During construction, earthworks and construction activities would result in some visual scarring of the 
already transformed landscape in the General Residential Zone.  The tented decks will be built on stilts 
without the use of any heavy machinery or earthworks that will create very little disturbance to the 
surrounding vegetation. 

 
Operational phase: 

 The project site surrounded by existing housing developments and the Sky Villa Boutique Hotel and 
viewing deck is located on the property (Figure 3). The proposed development would not result in a 
change in the visual character of the surrounding urban landscape that is already developed.  

 
The General Residential Zone of the project site has been subject to regular bush cutting and other disturbances 
and the remaining impoverished Fynbos species has a has low to medium conservation value.  The southern 
portion (Conservation Area) of the project site located on slope bordering onto the N2 road the comprises mainly 
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out of invasive alien plants (Pine, Black Wattle) and common forest species (Figure 7,8,9,10). The project site 
can, therefore, be described as a highly disturbed and formerly transformed habitat. 

 

7.2 Impact assessment criteria 
 
7.2.1.1 The extent of the impact 

The spatial or geographic area of influence of the visual impact: the extent of the impact for the prosed 
development is local (limited to the immediate surroundings). 
 
7.2.1.2 Duration of the project 

The predicted lifespan of the visual impact: the duration of impacts for the proposed development will be short 
term (duration of the construction phase) and complete visual integration will be achieved with the surrounding 
developments once they reach full capacity in terms structures (houses). 
 
7.2.1.3 The intensity of the impact 

The magnitude of the impact on views, scenic or cultural resources (intensity of the impacts): the intensity of 
the impacts for the proposed development will be low (visual and scenic resources are affected to a very limited 
extent due to the existing urban pattern surrounding the proposed development). 
 
7.2.1.4 The probability of the impact 

The degree of possibility of the visual impact occurring (probability of the impact occurring): the probability of 
the impact occurring for the proposed development ranges from low to negligible. 
 
7.2.1.5 Reversibility 

The reversibility of any visual impacts created by the proposed project is high (potential impacts can be reversed 
with mitigation measures). 
 
7.2.1.6 The irreplaceable loss of resources 

The degree to which visual resources will be irreplaceably lost due to the proposed development is low. 
 
7.2.1.7 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 impacts of 
the proposed development before mitigation is low and after mitigation negligible. 
 
7.2.1.8 Significance 

The significance of impacts is determined through a synthesis of the assessment criteria. The significance of 
the impacts of the proposed development is low. In the case of any adverse impacts, mitigation will be achieved 
easily. 
 
 

8.  VISUAL CONSTRAINTS & MITIGATION 
The Garden Route Environmental Management Framework (GREMF) has identified the inappropriate 
placement of development infrastructure on prominent and exposed topographical features such as ridgelines 
as a risk to the visual landscape of the Garden Route.   
 
The GREMF states that proposed developments within areas of outstanding natural beauty, scenic drives and 
panoramic views must be sensitive to the natural beauty and consider the following aspects when planning the 
development: 
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 Infrastructure should be visually unobtrusive 
 Materials and colours used for the development should blend into the surrounding landscape 
 Infrastructure should be grouped in clusters with open spaces between clusters 
 Infrastructure should not interfere with the skyline (ridgelines), landmarks, major views and vistas 
 The development should not increase light, noise or effluent pollution 
 The development should correspond to the historical, architectural and landscape style of surrounding 

layout and buildings 
 
Based on the results from the policy review and the visual assessment every attempt should be made to design 
the proposed development so that buildings, structures, and other improvements extend as little as possible 
above the existing ridgelines or alter the ridge profile significantly when viewed from the public streets, roads, 
water bodies or facilities.  

Where possible infrastructure should be designed to conform to the natural topography and hillside setting of 
the project site. Buildings and associated infrastructure located on hillsides below the ridgeline should follow 
the contours of the site and blend with the existing terrain to reduce bulk and mass. Infrastructure should be 
positioned to allow adequate space for tree planting and other vegetation screening interventions.  Roof forms 
and rooflines should be broken into smaller building components to reflect the irregular forms of surrounding 
natural features. The slope of roofs should be oriented in the same direction as the natural slope. 
 

8.1 Visual mitigation principles 
General visual mitigation principles to reduce visual impact can be categorised as: 

 On-site treatments to reduce visual effects; and 
 Treatments at viewer locations to reduce visual sensitivity. 

 
On-site treatments involve rehabilitation of landforms and land cover, while viewer location treatments involve 
a range of treatments to screen views, filter views and/or re-orientate primary views. 

On-site treatments might include: 

 Visual and ecological planting patterns of indigenous vegetation to achieve landscape patterns that 
emulate in part existing mixes of tree and grass cover in the surrounding landscape. 

 Minimising exposure of work areas to sensitive receptors. 
 Preparing an internal landscape plan for rehabilitation areas. 

 
At viewer location treatments include: 

 Landscape design and plantings for affected locations. This will require an appropriately qualified 
person to visit the affected locations and develop a landscape plan to screen or filter views to the project 
areas. 

 
Design fundamentals are general design principles that can be used for all forms of activity or development, 
regardless of the resource value being addressed. Applying the following three fundamentals will assist with 
mitigation measures: 

 Proper siting or location. 
 Reducing unnecessary disturbance. 
 Repeating the elements of form, line, colour and texture of the surrounding landscape. 

 
Design strategies are more specific activities that can be applied to address visual design problems. The 
following strategies will not necessarily applicable to every proposed activity or project: 

 Colour selection 
 Earthwork 
 Vegetative manipulation 
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 Structures 
 Reclamation/restoration 
 Linear alignment design considerations 

 
The fundamentals and strategies mentioned above are all interconnected, and when used together, can help 
resolve visual impacts from proposed activities or developments. 

 

8.2 Visual mitigation principles 
The following mitigation should be considered when constructing the proposed infrastructure for this project to 
reduce the visual impact.  

 
8.2.1 Reducing unnecessary disturbance 

As a general rule, reducing the amount of land disturbed during the construction of a project reduces the extent 
of visual impact. Measures relevant to the project include: 

 Retain as much of the existing vegetation as possible and where practical to screen construction 
activities from key viewing locations. This is also referred to as vegetation manipulation. 

 Establish limits of disturbance that reflect the minimum area required for construction. 
 Existing vegetation should be retained where possible through the use of retaining walls. 

 
8.2.2 Colour selection 

The selection of the best colour for the planned project will have the greatest impact on the visual success or 
failure of the project. Strong contrasts in colour create easily recognisable visual conflicts in the landscape. 
Measures relevant to the project include: 

 The selection of colours that blend with or are in harmony with the surrounding landscape will drastically 
reduce the visual impact of the project.  Such colours would include tonal variations of existing colours 
in the surrounding landscape.  Contrasting but discordant colours that stand out in the landscape should 
be avoided. 

 Select colours for smooth structures that are two or three shades darker than the background colours 
to compensate for shadow patterns created by natural textures that make colours appear darker. 

 Galvanized steel on structures should be darkened to prevent glare. Low lustre paints should be used 
wherever possible to reduce glare. 
 

8.2.3 Reduce contrasts from earthworks 

The scars left by excessive cut and fill activities during construction often leave long-lasting negative visual 
impacts. Once the dark surface soil layer is disturbed, exposing the much lighter colour of the subsurface soil, 
a strong contrast is created that may take many years to recover. 

There are a number of ways to reduce the contrasts created by earthwork construction. Proper location and 
alignment are the most important factors. Fitting the proposed project infrastructure to the existing landforms in 
a manner that minimizes the size of cuts and fills will greatly reduce visual impacts from earthwork. Other 
earthwork design techniques, such as balancing cut and fill or constructing with all fill or all cut should be 
considered, where appropriate, as methods to reduce strong visual impacts. Measures relevant to the project 
include: 

 The scars left by excessive cut and fill activities during construction often leave long-lasting negative 
visual impacts. Where possible fitting the proposed project infrastructure to the existing landforms in a 
manner that minimizes the size of cuts and fills will greatly reduce visual impacts from earthwork. 

 The dumping of excess rock and earth on downhill slopes should be limited. 
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8.2.4 Limiting the footprints and heights of structures 

Visual impact can be reduced by limiting the footprint of the buildings and hardscaping as well as the heights 
of buildings. Limiting the footprint of infrastructure will help to provide more greening areas in between buildings 
which will assist with screening and visual absorption of structures. 
 
8.2.5 Development and architectural guidelines 

Development and building guidelines need to address procedural, planning and aesthetic considerations 
required for the successful design and development of the property and the architectural ethos of the 
development. The purpose of design guidelines is to protect and safeguard the environment and scenic 
resources and guide the appropriate architectural character to preserve the investment value of the 
development. 

The guidelines should not be restrictive conditions but should promote an overall design sensitivity whilst 
allowing flexibility for individual expression. The buildings should aim to be as visually recessive as possible. 
Of importance to visual impact, aspects will be height, finishes and form, with the grouping of components in 
separate but linked forms providing a better visual impact than one larger component. Orientation, materials, 
low pitch roofscape will all contribute to visual mitigation. Colours of walls should be muted earth colours 
excluding white, beige and cream. Roof colour should be dark grey. Windows should be recessed with 
overhangs to prevent reflection of the sun. 
 
8.2.6 Landscaping 

A Landscape Plan must be drawn up by a professionally registered Landscape Architect. The objective of the 
Landscape Plan must be: 

 To identify and retain indigenous trees and shrubs that will visually screen the development; 
 To provide a planting plan of indigenous trees and shrubs for streets and open spaces that will allow 

for the medium  long-term visual screening of the development and enhance the living environment 
of the owners and residents. 

 To draw up a management plan for phasing in indigenous trees and phasing out exotic trees such that 
the proposed development will always be screened from sensitive receptors, by trees. The plan should 
include the planting of fast-growing, pioneer type trees, trees with a medium growth rate and those that 
have a slower growth rate. This management plan should be for a minimum of 20years and should be 
monitored and revised every 5 years. 

 To provide Landscape Guidelines for homeowners. Planting of lawn alone exacerbates the visibility of 
the units. The mix of lawn, shrubs and trees should be carefully designed with the importance of trees 
and large shrubs emphasised, to provide further greening of the built environment. 

 To draw up a Landscape Operational Maintenance Plan for the Homeowners Association to manage 
the shared open spaces beyond individual erf boundaries. 

 To provide guidelines on visually permeable boundary treatments, using fencing for the most part and 
walls at entrances only. No precast concrete walls. 

                      
8.2.7 Lightning design 

Effective light management needs to be incorporated into the design of the lighting to ensure that the visual 
influence is limited to the power station, without jeopardising operational safety and security. 
 
A number of measures can be implemented to reduce light pollution and those relevant to the project are as 
follows: 

 Where possible construction activities should be conducted behind noise/light barriers that could 
include vegetation screens. 

 Low flux lamps and direction of fixed lights toward the ground should be implemented where practical.  
-  cut off 

light fixtures produces minimum glare. They increase safety because you see illuminated people, cars, 
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light that beams directly from a 
bulb into your eye. 

 The design of night lighting should be kept to a minimum level required for operations and safety 
 The utilisation of specific frequency LED lighting with a green hue on perimeter security fencing. 
 Where feasible, put lights on timers to turn them off each night after they are no longer needed 

 
8.2.8 Restoration and reclamation 

Strategies for restoration and reclamation are very much similar to the design strategies for earthwork, as well 
as the design fundamentals of repeating form, line, colour, and texture and reducing unnecessary disturbance. 
The objectives of restoration and reclamation include reducing long-term visual impacts by decreasing the 
amount of disturbed area and blending the disturbed area into the natural environment while still providing for 
project operations. 
 
Though restoration and reclamation are a separate part of project design, they should not be forgotten or 
ignored. It is always a good idea to require a restoration/reclamation plan as part of the original design package. 
All areas of disturbance that are not needed for operation and maintenance should be restored as closely as 
possible to previous conditions. Measures relevant to the project include: 

 The objective of restoration and reclamation efforts is to reduce the long-term visual impacts by 
decreasing the amount of disturbed area and blending the disturbed area into the natural environment 
while still providing for project operations. 

 Topsoil should be stripped, saved, and replaced on earth surfaces disturbed by construction activities. 
 Planting holes should be established on cut/fill slopes to retain water and seeds. 
 Indigenous plant species should be selected to rehabilitate disturbed areas. 
 Where possible rehabilitation efforts such should emulate surrounding landscape patterns in terms of 

colour, texture and vegetation continuums. 
 Replacing soil, brush, rocks and forest debris over disturbed earth surfaces when appropriate, thus 

allowing for natural regeneration rather than introducing an unnatural looking grass cover. 
 Revegetation of disturbed areas should occur as soon as practicable possible after the completion of 

various construction activities. 
 

8.3 Monitoring program 
The potential visual impacts and proposed mitigation thereof must be undertaken by a professionally 
registered landscape architect that must be part of the design team (including engineers and architects). The 
brief of the landscape architect (LA) must include: 

 The LA must consult with both engineers and architects to ensure that sensitive earthwork and 
buildings design development occurs, that will allow for reducing the construction and operation phase 
visual impacts. 

 The LA must work with the project surveyor, arborist and planners in establishing which trees are to 
remain on-site for visual screening and taking this information into the design development of the civil 
and building works. 

 The LA must prepare a landscape plan, design development thereof and monitoring implementation 
and thereafter maintenance. The plan must include what trees are, and indigenous vegetation is, to 
be retained, what is to be removed, the planting of indigenous trees, new tree and shrub planting 
along roadways and in open spaces in the built areas and a guideline document for private gardens 
within the development. 
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