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CONSIDERATION OF THE DEA NEED AND DESIRABILITY GUIDELINE (2017) (QUESTIONS ON 

PAGES 10 TO 18) IN THE ENVIRONMENTAL BASIC ASSESSMENT PROCESS FOR THE 

PROPOSED HOUSING DEVELOPMENT ON FARM 920/RE IN SIR LOWRY’S PASS VILLAGE 

 

According to the DEA Need and Desirability Guideline (2017), the need for and desirability of a 

proposed activity should specifically and explicitly be addressed throughout the EIA Process. The 

following points address how the need and desirability of the proposed development were considered 

during the environmental process. 

 

Question 1: Securing Ecological Sustainable Development and Use of Natural Resources 

 

1. How will this development (and its separate elements/aspects) impact on the ecological 

integrity of the area? 

 

1.1 How were the following ecological integrity considerations taken into account? 

 

1.1.1 Threatened Ecosystems 

 

A botanical specialist was commissioned to assess the impact of the proposed development on the 

botanical features on the site. The specialist determined that there was no threatened vegetation on 

the site. Therefore, the development does not impact on any threatened ecosystems (see Appendix 

G(ii) of the BAR). 

 

1.1.2 Sensitive, vulnerable, highly dynamic or stressed ecosystems, such as coastal shores, 

estuaries, wetlands, and similar systems require specific attention in management and planning 

procedures, especially where they are subject to significant human resource usage and development 

pressure 

 

The proposed development is not located within close proximity to sensitive, vulnerable, highly 

dynamic, or stressed ecosystems in the form of coastal shores and estuaries.  

 

However, the findings of the Specialist Aquatic Ecologist Report (Appendix G(i) of the BAR) indicate 

several natural and artificial aquatic ecosystems, particularly on the southern portion of the site, as 

well as the Sir Lowry's Pass River running along the site's southern boundary. Both layout alternatives 

being considered in the Basic Assessment Process have taken into account these aquatic 

ecosystems, leaving the southern portion of the site mostly untouched except for inter alia stormwater 

retention ponds, play areas and the main access road. The floodplain on the southernmost portion of 

the site is to rehabilitated and managed. 
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Section B of the BAR indicates what is proposed on the northern portion of the site and Section G of 

the BAR details which wetlands are located in this area. These wetlands are either dysfunctional or 

highly degraded, as a result of which development on this portion of the site is deemed acceptable 

from an aquatic ecologist perspective. The fact that no significant development is proposed on the 

southern portion of the site, particularly below the 1:100 year flood line, shows that the sensitive, 

vulnerable, highly dynamic, and stressed ecosystem in the form of wetlands and similar systems have 

been taken into account to ensure that the development does not unacceptably impact on the 

ecological integrity of the area. 

 

1.1.3 Critical Biodiversity Areas (“CBAs”) and Ecological Support Areas (“ESAs”) 

 

No CBAs or ESAs and their ecological integrity will be impacted upon by the development. Both the 

findings of the Specialist Aquatic Ecologist Report (Appendix G(i)) and the Botanical Statement 

(Appendix G(ii)) indicate that the site does not support any CBAs or ESAs. However, the aquatic 

ecosystems specialist found that two Other Ecological Support Areas (“OESAs”) are indicated on the 

site, both of which comprise artificial dams and are indicated in the City of Cape Town’s Aquatic 

Ecosystem Biodiversity Layer as including reservoirs. 

 

Nevertheless, since an OESA is not classified as a CBA or ESA, it follows that the potential impact of 

the development on CBAs and ESAs was taken into account and the development was deemed not 

to have the potential to negatively impact upon CBAs or ESAs. 

 

1.1.4 Conservation Targets 

 

According to the Vegetation Map of South Africa, Lesotho and Swaziland (SANBI, 2012) and the 

botanical specialist (Emms, 2019), the original vegetation type that would historically have occurred 

at the site is Lourensford Alluvium Fynbos and Swartland Shale Renosterveld. Both vegetation types 

are listed as critically endangered with Lourensford Alluvium Fynbos being listed under criterion A1 

(irreversible loss of habitat) and Swartland Shale Renosterveld being listed under criterion A1 and D1 

(threatened species associations) (Government Gazette, 2011). According to the Western Cape 

Province State of Biodiversity Report (CapeNature, 2017), Lourensford Alluvium Fynbos has a 

conservation target of 30% while Swartland Shale Renosterveld has a conservation target of 26%. 

 

However, the botanical specialist ground-truthed the vegetation on the site and noted that the 

Remainder of Farm 920 is highly modified and contains no areas of high or even medium botanical 

sensitivity. Furthermore, these high levels of modification have resulted in all of the original indigenous 

vegetation being lost (see Appendix G(ii)). As a result, the development will not impact on the critically 

endangered Lourensford Alluvium Fynbos and Swartland Shale Renosterveld, and the conservation 

targets set for these vegetation types will not be impacted on or hampered by the proposed 

development. 

 

 



Need and Desirability Appendix to the Basic Assessment Report for the Proposed Housing Development on Farm 
920/RE, Sir Lowry’s Pass Village, Somerset West – November 2020                                                            Page 3 of 32 

 

1.1.5 Ecological Drivers of the System 

 

The aquatic ecosystems specialist assessed the ecological drivers of the various wetlands on the site 

and found that Wetland A, which is highly disturbed and degraded and is located north of the east-

west running irrigation trench, has lost most functional drivers. Out of the wetlands south of the 

irrigation trench, all of which still function as wetlands, Wetland B is the most impacted and its drivers 

are most compromised. As a result of the findings of the specialist, which were conveyed in early 

discussions with the project team, the proposed housing units are restricted to the northern portion of 

the site. While some units will extend over Wetlands B1 and C1 (Alternative 1) and potentially also 

over the current dam (Alternative 2), the more functional wetlands on the southern portion of the site 

are being conserved and protected. Thus, considerations regarding ecological drivers were made and 

incorporated into the proposed development. 

 

The Specialist Aquatic Ecologist Report (Appendix G(i)) did indicate some uncertainty regarding the 

drivers of wetland extent and function on the site. While much of the site would have been 

characterized by wetland seeps and floodplain flat wetlands under natural conditions, the influence of 

long-term seepage from the irrigation trench on the upslope extent of wetland conditions is not clear. 

In addition, while it is believed that the dam is underlain by a natural spring, the location and extent 

of this spring is not known. More clarity will be gained regarding this aspect once the dam is removed 

from the site. 

 

1.1.6 Environmental Management Framework 

 

The Environmental Management Framework (EMF) for the proposed development area has been 

incorporated into Chapter 5 of the Helderberg District Plan (see Section E (4.4) of the BAR). As stated 

in the BAR the EMF does consider the pollution and degradation of rivers, wetlands and groundwater 

systems within the Helderberg District a critical issue. Furthermore, it discourages “conventional urban 

development which does not reflect sensitivity to the unique rural character” between the NS Freeway 

and the Old Sir Lowry’s Pass Road (Helderberg District Plan, page 146). However, only the northern 

portion of the site is proposed to be developed, with the southern portion (40%-43% of the site 

depending on alternatives) being set aside for open space and environmental conservation. This 

allows the proposed development to “maintain the unique rural character while simultaneously 

accommodating residential uses” (Helderberg District Plan, page 146). Furthermore, the Helderberg 

District Plan identifies the proposed development site for potential high-density development. It thus 

follows that the relevant EMF has been considered and the development is roughly in line with its 

stipulations. 

 

1.1.7 Spatial Development Framework 

 

Both the Cape Town Municipal Spatial Development Framework (MSDF) and the Western Cape 

Provincial Spatial Development Framework (PSDF) have been considered in detail in Section E (4.1) 

and (4.3) of the BAR. Both SDFs highlight the need to provide housing for low-income households, 

and the MSDF commits to addressing existing imbalances in the distribution of different types of 
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residential development (MSDF, page 35). The PSDF also indicates the importance of developing 

integrated and sustainable settlements while at the same time opening-up opportunities in the space-

economy (PSDF, page 73).  

 

The addition of between 574 and 634 low-cost housing units on a site which will also to a large extent 

be conserved due to its wetland status is thus in line with the specifications of the SDFs mentioning 

above. It provides for additional housing to address the housing backlog in the City of Cape Town 

while at the same time promoting sustainability.  

 

1.1.8 Global and international responsibilities relating to the environment (eg. RAMSAR site, 

Climate change, etc.) 

 

The aquatic ecosystems and botanical specialists commissioned for the proposed development did 

not find that the site formed part of a RAMSAR area. According to www.ramsar.org, the nearest area 

to the site considered to be a RAMSAR site is the Bot-Kleinmond Estuarine System. The following 

was extracted from the website in relation to the Bot-Kleinmond Estuarine System being a RAMSAR 

site:  

 

“The Bot-Kleinmond Estuarine System is in the coastal Southern African temperate area, within the Agulhas 

Bioregion. It consists of an estuarine lake, flanked by deeply weathered Bokkeveld shale terrain and mountains 

oriented perpendicular to the coastline. The Site is recognized as one of the ten most significant wetlands for 

waterbirds in South Africa during the dry summer months; 86 species of waterbird have been recorded there. 

The bird community changes markedly from year to year according to changes in the estuary conditions related 

to water levels and periodic breaches of the estuary mouth. Overall bird abundance is determined mainly by the 

presence or absence of red-knobbed coots (Fulica cristata) which can occur in extremely high numbers. The 

Site is also important as a nursery area for fish, with 41 species from 24 families recorded, of which 19 species 

are dependent on estuaries to complete their lifecycle. The surrounding communities of Kleinmond, Fisherhaven 

and Hawston have a close relationship with the Bot River estuary. Many residents and holidaymakers use the 

estuary for fishing, swimming and boating. Some invasive species (including the red-eyed wattle Acacia cyclops 

and the African clawed frog Xenopus laevis) have had major impacts. 

 

Furthermore, the development is not expected to result in a deviation from global and international 

responsibilities as they relate to climate change. 

 

1.2 How will this development disturb or enhance ecosystems and/or result in the loss or 

protection of biological diversity? What measures were explored to firstly avoid these negative 

impacts, and where these negative impacts could not be avoided altogether, what measures were 

explored to minimise and remedy (including offsetting) the impacts? What measures were explored 

to enhance positive impacts? 

 

Appendix G(i): Specialist Aquatic Ecologist Report (Day, 2020) 

 

From an ecological perspective, the site as a whole is highly degraded, and has been affected by 

decades of grazing, agriculture, impoundment and diversion of spring flows and limited residential 

http://www.ramsar.org/
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housing. However, large portions of the site comprise wetland seeps, floodplain wetland and Sir 

Lowry’s Pass River. These are valuable freshwater features which would be affected by the proposed 

development. Apart from impacting directly on the wetlands and the floodplain on the site, the 

development also poses a threat to Sir Lowry’s Pass River and the planned (and authorised) 

downstream developments that depend on upstream water quality being achieved. The following 

potential impacts were identified by the specialist: 

 

Planning and Design Phase 

• Loss of Wetland A (Day, 2020) 

• Loss of portions of Wetland C and B (Day, 2020) 

• Loss of and further degradation to a portion of Wetland C and E as a result of the access 

road (Day, 2020) 

• Loss of standing water habitat associated with the dam (Day, 2020) 

• Changes in hydroperiod and flow regime in downstream wetlands (C, B, E and D) (Day, 

2020) 

• Increased risk of wetland pollution as a result of the alignment of the sewer connection (Day, 

2020) 

• Wetland degradation as a result of development in close proximity to wetlands (Day, 2020) 

 

Construction Phase 

• Wetland disturbance as a result of removal of the dam (Day, 2020) 

• Degradation of wetland areas and the Sir Lowry’s Pass River as a result of physical 

disturbance and pollution associated with general construction activities including laying of 

the sewer external connection and the access road (Day, 2020) 

 

Operational Phase 

• Watercourse degradation as a result of the operational phase of the proposed development 

(Day, 2020) 

 

A large number of mitigation measures have been proposed in the Specialist Aquatic Ecologist Report 

and incorporated into the BAR for the planning and design, construction and operational phases of 

the development. The mitigation measures which apply to the construction and operational phases 

have also been incorporated into the Environmental Management Plan (EMPr) for the development 

(see Appendix H of the BAR). Please see Section H of the BAR for all proposed mitigation measures 

as adapted from the specialists’ report, some of which are also intended to enhance positive impacts. 

 

Appendix G(ii): Botanical Statement (Emms, 2019) 

 

According to Emms (2019), the site is highly modified and contains no areas of high or even medium 

botanical sensitivity. During the inspection undertaken by the specialist, no species were found on the 

site that warrant protection or being designated as No-Go areas. Thus, the impact of the development 

on terrestrial biodiversity is expected to be minimal, and no mitigation measures are recommended 

by the specialist (Emms, 2019). Consequently, the findings of the botanical specialist have not 
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significantly influenced the proposed development, with aquatic ecosystem concerns being of 

significantly more importance in the case of this project than terrestrial ecosystem concerns.  

 

1.3 How will this development pollute and/or degrade the biophysical environment? What 

measures were explored to firstly avoid these impacts, and where impacts could not be avoided 

altogether, what measures were explored to minimise and remedy (including offsetting) the impacts? 

What measures were explored to enhance positive impacts? 

 

The ways in which the development may pollute and/or degrade the biophysical environment were 

explored in detail by the aquatic ecosystems specialist. Although Wetland A would be permanently 

lost as a result of the proposed development, most aspects of the biophysical environment will not be 

affected as severely and will instead be slightly degraded or polluted. The impacts assessed in the 

Specialist Aquatic Ecologist Report, as listed under Section 1.2 above, include inter alia the pollution 

and littering od downstream wetlands and the Sir Lowry’s Pass River, changes in the hydroperiod and 

flow regime in downstream wetlands and changes in wetland habitat type (positive and negative) as 

a result of the development. 

 

The following mitigation measures proposed by the specialist, among many others listed in Section H 

of the BAR, address specifically the pollute and/or degrade the biophysical environment: 

 

• Removal of the dam walls must include a detailed wetland rehabilitation plan. The plan must 

allow for the management of seepage flows from the spring area, through spreading them 

out as a wide, probably permanently saturated wetland swathe, which would be expected to 

be much wetter than the wetland seeps currently in this part of the site, and would extend 

into the floodplain. Given the limited information at the time of Day’s assessment in April 

2020 regarding the position, condition and hydrology of the spring, it is recommended that 

its rehabilitation should be guided by the following: 

• Following removal of the dam wall, the dam basin must be investigated, and the 

function of the spring assessed. 

• A rehabilitation plan must be designed, with input from a freshwater ecologist as 

well as an engineer and landscape architect, that seeks to simulate hillslope seep 

conditions downslope from the spring.  

• The development / spring interface must be designed to minimize opportunities for 

this zone to become a node of contamination from dumped refuse and other waste. 

Its upslope edges must be buffered by at least 20m. The use of bollards coupled 

with an active “use” or activity zone should also be considered, to prevent casual 

dumping and accumulation of waste into the adjacent spring. 

• It is recommended that areas such as play areas and sports fields / kickabouts 

should be located along the development interface with seeps B and C. This is due 

to the fact that these areas, after the piping of irrigation flows, are likely to be drier 

than at present, and not as wet as the areas further downslope. This interface 

would be highly desirable from the perspective of reducing edge impacts (dumping, 
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littering, trampling) from the development edge, into the adjacent open space 

areas. 

• Sports fields / kickabouts within the wetland areas would need to be recognized as 

seasonal, and likely to be saturated during parts of the wet season. Installation of 

subsurface drains in these areas would not be advocated, as these would further 

degrade wetland seep function. 

 

Furthermore, the area below the 1:100 year flood line (“the floodplain area”) is to be managed for the 

primary purposes of rehabilitation, conservation and for use for picnicking. A Wetland Rehabilitation 

Plan and Maintenance Management Plan (Annexures 4 and 5 of the EMPr (Appendix H)) have been 

compiled for the rehabilitation and management of the area below the 1:100 year flood line, including 

measures such as the abovementioned pathway which will serve to delineate the 1:100 year flood 

line below which the aquatic ecosystem requires greater protection. 

 

1.4 What waste will be generated by this development? What measures were explored to firstly 

avoid waste, and where waste could not be avoided altogether, what measures were explored to 

minimise, reuse and/or recycle the waste? What measures have been explored to safely treat and/or 

dispose of unavoidable waste? 

 

As per Section J (4) of the BAR, waste will be generated during both the construction and operational 

phases of the proposed development. For the construction phase of the development, the EMPr 

(Appendix H) deals in length with the management of waste, indicating that the waste hierarchy must 

be implemented as far as possible so that waste is reduced at source before disposal. Furthermore, 

the following measures are inter alia outlined to be implemented by the Contractor. 

 

• Where feasible, selecting of construction systems that do not depend on temporary support, 

shoring, construction aids, or other materials that will disposed of as debris during the 

construction phase of the activity. 

• Where possible, selection of construction materials that do not depend on the use of 

adhesives which require containers, and which produce residue and packaging waste. 

Adhesives are not advised as they hinder salvaging and recycling at the end of the 

components or building’s use.  

• Where feasible, avoidance of construction materials sensitive to damage, contamination, 

environmental exposure or spoilage on site. These factors increase the potential for waste 

accumulation on the jobsite. 

 

The above impact management measures will assist in reducing the waste produced on the site and 

will enable the reusing and/or recycling of waste produced. 

 

During the operational phase, the City of Cape Town will be responsible for solid waste management 

for the proposed development. The Solid Waste Confirmation Letter (Appendix E17(ii) of the BAR) 

states that Solid Waste (Collections) as the Service Provider in the Somerset West Area has sufficient 

unallocated capacity to accept, collect and dispose of all types of waste to a designated licensed 
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landfill site. Waste generated by the development will be collected by the City of Cape Town on a 

weekly basis from kerbside bins. However, the letter does not refer to the reducing, reusing and 

recycling of waste, except for the duration of the construction phase of the development. As this is a 

low-cost housing development, the City’s capacity to make special arrangements for the minimisation 

of waste is limited. Nevertheless, all policies and best practice procedures for waste management will 

apply to the development and the actions of the Service Provider who will undertake the collection of 

waste. 

 

1.5 How will this development disturb or enhance landscapes and/or sites that constitute the 

nation’s cultural heritage? What measures were explored to firstly avoid these impacts, and where 

impacts could not be avoided altogether, what measures were explored to minimise and remedy 

(including offsetting) the impacts? What measures were explored to enhance positive impacts? 

 

As stated on pages 57 to 60 of the BAR, a Heritage Statement was compiled by Bridget O’Donoghue 

and a Notice of Intent to Develop (NID) was submitted to Heritage Western Cape (HWC). As per the 

Heritage Statement (Appendix G(vii) of the BAR) the anticipated impact of the development on 

heritage resources is negligible (O’Donoghue, 2020). In confirmation of this, the NID Response 

(Appendix E1(ii) of the BAR) states that no further heritage studies are required as there is no reason 

to believe that the proposed application will impact on heritage resources. 

 

However, the demolition of the one building over 60 years old will be required as part of the proposed 

development (O’Donoghue, 2020). A permit has been issued, dated 03 September 2020, for the total 

demolition of one building older than 60 years on Farm 920/RE (see Appendix E1(iii) of the BAR). As 

this building is not deemed to be of high cultural or historical significance, the impact on heritage 

resources as a result of the proposed development is deemed to be very low. No mitigation measures 

are recommended by the heritage specialist other than the one below, which has been included as 

an EAP Recommendation in Section I of the BAR as well as in the EMPr (Appendix H). 

 

“Should any heritage resources, including evidence of graves and human burials, archaeological material and 

paleontological material be discovered during the execution of the activities above, all works must be stopped 

immediately, and Heritage Western Cape must be notified without delay.” 

 

1.6 How will this development use and/or impact on non-renewable natural resources? What 

measures were explored to ensure responsible and equitable use of the resources? How have the 

consequences of the depletion of the non-renewable natural resources been considered? What 

measures were explored to firstly avoid these impacts, and where impacts could not be avoided 

altogether, what measures were explored to minimise and remedy (including offsetting) the impacts? 

What measures were explored to enhance positive impacts 

 

Apart from the project proposal detailed in Section B of the BAR for the provision of services for the 

proposed housing development, no other technology alternatives have been considered. This is 

primarily as a result of the fact that the proposed activity is the construction of a housing development 

by the City of Cape Town Municipality. Consequently, more efficient and/or environmentally friendly 

solutions such as the use of solar panels do not form part of the technological considerations for this 
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development due to the limitation in the funds available for the project. The main aim of this project is 

to rapidly provide formal housing for low-income households to assist in meeting the significant 

housing backlog in the City of Cape Town. Where best practices can be used, the applicant will use 

them provided that they are within the budget for low-cost housing. The proposed development does 

not, however, include the exploitation of non-renewable natural resources.  

 

1.7 How will this development use and/or impact on renewable natural resources and the 

ecosystem of which they are part? Will the use of the resources and/or impact on the ecosystem 

jeopardise the integrity of the resource and/or system taking into account carrying capacity 

restrictions, limits of acceptable change, and thresholds? What measures were explored to firstly 

avoid the use of resources, or if avoidance is not possible, to minimise the use of resources? What 

measures were taken to ensure responsible and equitable use of the resources? What measures 

were explored to enhance positive impacts? 

 

1.7.1 Does the proposed development exacerbate the increased dependency on increased use of 

resources to maintain economic growth or does it reduce resource dependency (i.e. de-materialised 

growth)? (note: sustainability requires that settlements reduce their ecological footprint by using less 

material and energy demands and reduce the amount of waste they generate, without compromising 

their quest to improve their quality of life)? 

 

The provision of services for the proposed residential development is detailed in Section B of this 

BAR as well as in the Engineering (Bulk Services) Report (Appendix L). While bulk water and sewer 

services as well as solid waste management will be provided by the City of Cape Town, electricity will 

be provided by Eskom.  

 

While all services are anticipated to be available for the proposed development, wastewater from the 

development will only be treatable once the upgrading of the Macassar WWTW is complete in 

2025/26. In the Pre-Application BAR dated August 2020, a phased approach was proposed, with 

limited inflow from the development into the WWTW until the completion of the upgrade. Noteworthily, 

this is no longer proposed, and the timeframe for the construction of the housing units has been 

moved closer to the completion of the upgrade of the Macassar WWTW, which is currently anticipated 

for 2025/26. All sewer inflow from the development into to the WWTW will be connected at one time 

and will not be phased. Furthermore, a temporary onsite treatment plant will not be considered for the 

development. 

 

In and of the fact that the development proposal does not include the construction of houses on the 

southern portion of the site and a Maintenance Management Plan and Wetland Rehabilitation Plan 

(Annexures 4 and 5 of the EMPr) have been compiled for the floodplain area, ecological resources 

are also preserved and protected. 
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1.7.2 Does the proposed use of natural resources constitute the best use thereof? Is the use 

justifiable when considering intra- and intergenerational equity, and are there more important priorities 

for which the resources should be used (i.e. what are the opportunity costs of using these resources 

this the proposed development alternative?)? 

 

The classification table from the Specialist Aquatic Ecologist Report (Appendix G(i)) on page 44 of 

the BAR indicates the fact that Wetland A has the lowest Ecological Importance and Sensitivity (EIS) 

out of all wetlands on the site. The EIS of the other wetlands ranges from Moderate to High. As the 

development only proposes the infilling of Wetland A and sets aside most of the remaining wetland 

area for open space and environmental conservation, it is argued that the proposed development 

indeed constitutes the best use of natural resources. It optimises available land and maximises 

residential yield on the northern portion while preserving the valuable natural resources on the 

southern portion. It is considered that the development will therefore not result in an unsustainable 

use of natural resources and a consequent reduction in intra and inter-generational equity. 

 

1.7.3 Does the proposed location, type, and scale of development promote a reduced dependency 

on resources? 

 

Please see the response to Section 1.7.1 above. All services are anticipated to be available for the 

proposed development except the treatment of wastewater, which may only become available in 

2025/26. While the proposed location, type, and scale of development does not promote a reduced 

dependency on resources since municipal services will be required for the development, it does 

propose the protection of the ecologically valuable wetlands, floodplain and Sir Lowry’s Pass River 

on the southern portion of the site.  

 

1.8 How were a risk-averse and cautious approach applied in terms of ecological impacts? 

 

1.8.1 What are the limits of current knowledge (note: the gaps, uncertainties and assumptions must 

be clearly stated)? 

 

The Environmental Partnership assumes that information gathered from the applicant, specialists, 

and consulting engineer is accurate and adequate for the assessment of potential impacts that may 

arise from the proposed development. There are no significant gaps in knowledge beyond the details 

of the design which are to be determined at a later stage. 

 

It is assumed that all information provided to the EAP by the applicant is true and without omission. It 

is also assumed that all mitigation, management, and monitoring measures prescribed in the Basic 

Assessment Report and the accompanying Environmental Management Programme will be 

implemented by the proponent. 
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1.8.2 What is the level of risk associated with the limits of current knowledge? 

 

A risk averse and cautious approach, as per the principles in Section 2 of NEMA, has been applied 

in the identification and assessment of potential impacts. Furthermore, the precautionary principle of 

environmental management has been applied throughout the Basic Assessment Process for the 

proposed development. The level of risk associated with the limits of current knowledge described in 

1.8.1 is therefore considered to be low.  

 

1.8.3 Based on the limits of knowledge and the level of risk, how and to what extent was a risk 

averse and cautious approach applied to the development? 

 

As stated above, a risk averse and cautious approach was applied to the proposed development. This 

can be seen in the fact that the ‘potential health risk to residents due to damp conditions resulting 

from the construction of housing on wetland areas’ was assessed even though there was a slight 

conflict between the Geotechnical Investigation Report (Yates & Jones, 2014) and the Specialist 

Aquatic Ecologist Report (Day, 2020) as to the applicability of this impact. Consequences of this and 

all other impacts have also been identified in the impact assessment and mitigation measures 

provided to ensure the impacts are as low as possible. In so doing, the precautionary principle of 

environmental management has been applied to a large extent to ensure that all potential negative 

(and positive) ecological and socio-economic impacts are assessed.  

 

1.9 How will the ecological impact resulting from this development impact on people’s 

environmental right in terms of the following: 

 

1.9.1 Negative impacts: e.g. access to resources, opportunity costs, loss of amenity (e.g. open 

space), air and water quality impacts, nuisance (noise, odour, etc.), health impacts, visual impacts, 

etc. What measures were taken to firstly avoid negative impacts, but if avoidance is not possible, to 

minimise, manage and remedy negative impacts?  

 

It is anticipated that the proposed development will both positively and negatively impact the 

surrounding communities. The negative impacts will include inter alia the following: 

 

• Loss of sense of place as the proposed development is not fully compatible with the semi-

rural area in which it will be situated 

• Negative visual impact of buildings and infrastructure resulting in a change in the visual 

character of the area 

• Dust, noise and traffic impacts as a result of construction activities and the use of 

construction vehicles  

• Increased traffic and waiting times during peak hours during the operational phase of the 

development 

 

The above impacts can be categorised as either construction phase or operational phase impacts. 

During the construction phase, the proposed development may impact negatively upon the health and 
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well-being of adjacent residents due to the potential creation of noise and dust. However, these 

impacts are temporary and will be offset by the positive impact of increased job opportunities (see 

Section 1.9.2 below). Both the negative impacts of dust and noise creation, as well as the positive 

impacts of job creation have been thoroughly assessed in Section H of the BAR. Mitigation measures 

have been recommended for each of the negative impacts, the implementation of which will ensure 

that the impact on people’s health and well-being will be as minimal as possible. It is not anticipated 

that any odour impacts will result from the construction phase of the proposed development. 

 

During the operational phase, it is anticipated that the development will result in a negative visual 

impact and a loss of sense of place as it is not entirely compatible with the surrounding areas. 

Furthermore, there may be potential health risks for residents in the proposed development due to 

damp conditions resulting from the construction of housing on wetland areas with perched water 

conditions. These negative impacts will be counterbalanced by the positive operational impacts 

resulting from the development (see Section 1.9.2 below). These impacts have been assessed in 

Section H of the BAR and mitigation measures have been recommended. As with the construction 

phase, no odour impacts are anticipated as a result of the proposed development. 

 

1.9.2 Positive impacts: e.g. improved access to resources, improved amenity, improved air or water 

quality, etc. What measures were taken to enhance positive impacts? 

 

The positive impacts as a result of the proposed development will include inter alia the following: 

 

• Increased economic activity in the “dormitory village” that is Sir Lowry’s Pass Village 

• Provision of formal housing for low-income households currently residing in the community 

• Employment opportunities for members of the community during the construction phase 

• Increased road safety and access to public transport due to improvements to transport 

infrastructure 

 

As stated in Section 1.9.1 above, these impacts can be categorised as either construction phase or 

operational phase impacts. During the construction phase, the proposed development will result in 

the positive impact of increased job opportunities, which will indirectly improve people’s health and 

well-being by providing them with a source of income. During the operational phase, the positive 

operational impacts resulting from the development are anticipated to include the socio-economic 

impact of the provision of affordable housing and increased road safety and access to public transport 

due to improvements to transport infrastructure. Overall, the positive impacts counterbalance the 

negative impacts, and it is not anticipated that the surrounding communities will experience 

unacceptable negative impacts as a result of the housing development. 

 

1.10 Describe the linkages and dependencies between human wellbeing, livelihoods and 

ecosystem services applicable to the area in question and how the development’s ecological 

impacts will result in socio-economic impacts (e.g. on livelihoods, loss of heritage site, opportunity 

costs, etc.)?  
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Due to the extent of the proposed development, there is potential for the development to impact on 

various heritage indicators such as cultural landscapes. The National Heritage Resources Act (25 of 

1999, section 38(1)) states that ‘any development or other activity which will change the character of 

a site exceeding 5 000 m2 in extent’ require that the heritage resources authority be notified of the 

intent to develop. A Notice of Intent to Develop (NID) was submitted to Heritage Western Cape and a 

response was received on 01 June 2020. Since the response to the NID notes that no further 

assessment is required, it is believed that the proposed development will not impact on heritage 

factors and indicators. A permit has been issued, dated 03 September 2020, for the total demolition 

of one building older than 60 years on Farm 920/RE (O’Donoghue, 2020).  

 

It is not anticipated that the development will result in unacceptable opportunity costs. The proposed 

development has been designed to fit into a larger context which includes potential residential 

developments in the Helderberg District to address the housing backlog faced in the City of Cape 

Town. Aside from the fact that the development will result in the provision of housing for low-income 

households, it will at the same time also create growth in the economy. This will benefit not only the 

future residents of the proposed development but also the people living in the surrounding semi-rural 

area and the Sit Lowry’s Pass Village. As stated in Section E of the BAR, the Sir Lowry’s Pass Village 

“has become a dormitory village” according to the Helderberg District Plan, and it is anticipated that 

the proposed development will contribute to ‘waking up’ this dormitory village and its struggling 

economy. 

 

1.11 Based on all of the above, how will this development positively or negatively impact on 

ecological integrity objectives/targets/considerations of the area? 

 

As stated in Section 1.1.4 of this document, the findings of the botanical specialist (Emms, 2019) 

indicate that the original vegetation type that would historically have occurred at the site is Lourensford 

Alluvium Fynbos and Swartland Shale Renosterveld. According to the Western Cape Province State 

of Biodiversity Report (CapeNature, 2017), Lourensford Alluvium Fynbos has a conservation target 

of 30% while Swartland Shale Renosterveld has a conservation target of 26%. However, as the 

development will not impact on the critically endangered Lourensford Alluvium Fynbos and Swartland 

Shale Renosterveld, and the conservation targets set for these vegetation types will not be impacted 

on or hampered by the proposed development. 

 

Furthermore, as stated in Section 1.1.3, both the findings of the Specialist Aquatic Ecologist Report 

(Appendix G(i)) and the Botanical Statement (Appendix G(ii)) indicate that the site does not support 

any CBAs or ESAs. Two OESAs are indicated on the site, both of which comprise artificial dams. Due 

to their artificial nature, their ecological integrity is not very high. 

 

Regardless of the fact that there are very few ecological integrity objectives, targets or considerations 

which will be impacted upon by the proposed development, an Environmental Control Officer (ECO) 

will be appointed for the construction phase of the development to ensure that impacts are kept to a 

minimum.  

 



Need and Desirability Appendix to the Basic Assessment Report for the Proposed Housing Development on Farm 
920/RE, Sir Lowry’s Pass Village, Somerset West – November 2020                                                            Page 14 of 32 

 

1.12 Considering the need to secure ecological integrity and a healthy biophysical environment, 

describe how the alternatives identified (in terms of all the different elements of the development and 

all the different impacts being proposed), resulted in the selection of the “best practicable 

environmental option” in terms of ecological considerations?  

 

Two layout alternatives are identified and assessed as part of the Basic Assessment Process for the 

proposed housing development. The first alternative consists of 574 residential units with standard 

plot sizes of 75 m2. The second alternative consists of 634 residential units with standard plot sizes 

of 75 m2 (60 units more than Alternative 1). The primary difference between the first and second 

alternatives is about the freshwater resources on the site. Alternative 1 does not propose the 

construction of residential units over the natural spring which feeds the man-made dam currently 

located at the centre of the site. Instead, it proposes to redress the historical loss of seep conditions, 

by spreading flows from the spring feeding the dam through slow percolation downslope, towards the 

floodplain wetlands. As such, it comprises fewer residential portions than Alternative 2. 

 

Layout Alternative 1 has been identified as the preferred alternative. Although Layout Alternative 2 

has a greater positive socio-economic impact as it will provide 60 additional low-income housing units 

to future residents, it has more significant negative biophysical impacts as it proposes the construction 

of residential units over the current dam area. The selection of Layout Alternative 1 as the preferred 

alternative is supported by the specialist aquatic ecologist. Thus, it is the “best practicable 

environmental option” in terms of ecological considerations. 

 

1.13 Describe the positive and negative cumulative ecological/biophysical impacts bearing in mind 

the size, scale, scope and nature of the project in relation to its location and existing and other planned 

developments in the area? 

 

Cumulative impacts are included as part of each impact assessed in Section H of the BAR. As part 

of these, the primary cumulative ecological/biophysical impacts considered as part of the Basic 

Assessment Process are taken from the Specialist Aquatic Ecologist Report (Appendix G(i)). As per 

the aquatic ecosystems specialist, the development as a whole is highly likely to contribute to a 

general measurable degradation of aquatic ecosystems on the site – namely, the hillslope seep 

wetlands, the floodplain wetland and, potentially, the Sir Lowry’s Pass River itself. Such degradation 

would be attributable to the combined impacts of development within wetland areas (e.g. stormwater 

systems, removal of the dam area, construction of the access road) and, more significantly, to the 

increase in population size, catchment hardening, associated runoff and high potential for 

uncontrolled pollution, littering and dumping into open space areas, which in this case comprise 

mainly wetland. 

 

The fact that the proposed development footprint has however been pulled back to the upslope edge 

of the more degraded seep wetlands (Alternative 1) and does not encroach all the way to the 

floodplain wetland (Alternative 2) means that the seep wetlands can at least act as a protective buffer 

for the more important floodplain and river systems with regard to direct development impacts. This 

will not necessarily protect these areas from indirect impacts such as increased pedestrian access 
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and the possibility of livestock-related impacts of trampling, over-grazing and point-source pollution 

streams from kraals. 

 

At the level of the broader catchment, the proposed development could potentially jeopardize the 

likelihood that other major downstream developments will be able to meet their own design objectives. 

Implementation of the planned Sir Lowry’s Pass River Diversion Scheme, downstream of the N2, 

requires the establishment of a high quality of floodplain wetland to be established in the landscaped 

floodplain areas of the new development. Poor water quality from upstream has been highlighted as 

a significant threat to this objective being achieved. 

 

The cumulative impacts of the proposed development of both alternatives are rated as of Medium to 

High negative significance without mitigation, with Alternative 1 being a preferred approach.   
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Question 2: Promoting Justifiable Economic and Social Development 

 

2.1 What is the socioeconomic-context of the area, based on, amongst other considerations, the 

following considerations? 

 

2.1.1 The IDP (and its sector plans’ vision, objectives, strategies, indicators and targets) and any other 

strategic plans, frameworks of policies applicable to the area 

 

The City of Cape Town’s five-year Integrated Development Plan 2017 – 2022 (IDP) represents the 

overarching strategic framework through which the City aims to realise its vision for Cape Town. This 

is to be achieved by building on five pillars namely, the opportunity city, the safe city, the caring city, 

the inclusive city, and the well-run city.  

 

In terms of the IDP, new urban densification housing development projects are encouraged in order 

to address the current housing issue within the City of Cape Town. Specifically, it is encouraged to 

invest in the development of affordable, high-density housing, in transport corridors and priority nodes 

(page 99). Furthermore, the development of the site for housing provides an opportunity for 

embodying spatial transformation through utilising City owned land to create opportunities 

(residential) in an area that is currently lacking. In doing so, the proposal will create an enabling 

environment for housing provision in an area in proximity to a transport corridor (the N2 Freeway) and 

an urban node (Somerset West). 

 

2.1.2 Spatial priorities and desired spatial patterns (eg. need for integrated of segregated 

communities, need to upgrade informal settlements, need for densification, etc) 

 

In terms of the Cape Town Municipal Spatial Development Framework (MSDF), the site lies within 

the area designated as ‘Incremental Growth and Consolidation Areas’ (“IGC”), where the City is 

committed to servicing existing communities and where new development will be subject to 

infrastructure capacity (MSDF, page 71). One of the key commitments of the MSDF is to address 

existing imbalances in the distribution of different types of residential development (MSDF, page 35). 

As the proposed development encompasses a variety of Breaking New Ground (BNG) housing 

typologies, it will accelerate the delivery of housing to alleviate poverty, increase employment and 

ensure access to property ownership while at the same time also creating growth in the economy. 

The proposed development will thus contribute to shifting existing structural imbalances in favour of 

previously disadvantaged individuals. 

 

The proposed residential development also aligns with the following two themes of the Western Cape 

Provincial Spatial Development Framework (PSDF): 

 

Theme 2: Opening-up opportunities in the space-economy 

One of the key components of this strategy is to reinforce the Cape Metro region as the Province’s 

economic engine, which the development contributes to by increasing and integrating the housing 

stock within the metropolitan area (PSDF, page 73). The development will also increase the number 
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of economic opportunities, initially in the construction sector, and later by locating future residents 

closer to economic activity (i.e. the surrounding new and existing industrial areas). The relocation of 

people to incremental housing opportunities supports the City in addressing housing backlogs in the 

lower and affordable income brackets. 

 

Theme 3: Developing integrated and sustainable settlements 

The proposal aligns with this objective as the design promotes compact and integrated settlements, 

as the layout densifies the site, and the location of the site is strategically located close to transport 

routes. One of the key challenges outlined in the PSDF is the provincial housing backlog, “with the 

City of Cape Town reflecting a backlog of approximately 300 000 units” (PSDF, page 89). The addition 

of between 574 and 634 low-cost housing units is thus directly in line with this aspect of the PSDF. 

 

2.1.3 Spatial characteristics (eg. existing land uses, planned land uses, cultural landscapes, etc) 

 

The proposed development site is currently zoned as Rural. It is located in the rural-urban fringe 

adjacent to a suburb which is primarily residential in nature. The site is also located in proximity to 

agricultural lands, the Broadlands Dam, the Sir Lowry’s Pass River and the vacant land which 

stretches from the southern border of the site to the N2 Freeway.  

 

As the site currently contains abandoned fields, horse paddocks, a compound with several houses, a 

dam, streams and wetlands, the housing development would substantially change the site. While the 

southern portion of the proposed development is largely compatible with surrounding land uses, the 

proposed development will be more densely populated than the adjacent suburb of Sir Lowry’s Pass 

Village. Thus, it would to an extent go against the current rural character of the site. However, the 

area surrounding the proposed development has a high visual absorption capacity, meaning that it is 

able to conceal additional human intervention without significant loss of character or visual quality. 

Due to the high trees surrounding the site and the somewhat hilly topography of the site, visibility is 

obscured from many viewpoints.  

 

There are no existing environmental and/or land use planning-related approvals linked to the housing 

development proposed on Farm 920/RE. However, the approved Bloubos Road traverses the 

property. Please see Appendix T for the Environmental Authorisation for the Bloubos Road as well as 

the appeal decision and amendment thereof. As the proposed housing development will take access 

off the approved Bloubos Road, there is no conflict. The road reserve for the Bloubos Road has been 

incorporated into to the Site Development Plans for the housing development. Please see Appendices 

B1(i) and B1(ii). 

 

An application is to be submitted to the Municipality for the change of zoning and subdivision of the 

property in terms of the Cape Town Municipal Planning By-Law, 2015 (as amended). An application 

for consent for Urban Agriculture in the areas to be zoned Open Space Zone 2 will also be submitted. 
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2.1.4 Municipal Economic Development Strategy 

 

The City of Cape Town's 2012 City Development Strategy provides a vision for the municipality, one 

aspect of which focuses on the creation of liveable, accessible, high-opportunity neighbourhoods and 

towns. The strategy also sets goals for the municipality’s economy through the creation of jobs and 

the expansion of infrastructure. As stated in Section 1.10 of this document, the proposed development 

will result in both the provision of housing for low-income households and will at the same time also 

create growth in the economy, thus addressing the above mentioned goals of the strategy. 

2.2 Considering the socio-economic context, what will the socio-economic impacts be of the 

development (and its separate elements aspects) and specifically also on the socio-economic 

objectives of the area? 

 

One of the main socio-economic impacts of the development will be the positive impact of job creation 

during the construction phase. In addition, there is opportunity for skills development through the 

construction phase of the development. The proposed development will also increase social stability 

and access to services as associated with formal housing rather than the informal housing in which 

some prospective residents may have previously lived. As stated in Section E of the BAR, the Sir 

Lowry’s Pass Village “has become a dormitory village” according to the Helderberg District Plan. It is 

anticipated that the proposed development will contribute to ‘waking up’ this dormitory village both 

through the creation of housing opportunities and the stimulation of the struggling economy. 

 

2.2.1 Will the development complement the local socio-economic initiatives (such as local economic 

development (LED) initiatives), or skills development programs?  

 

The development will contribute to employment opportunities during the construction phase of the 

development. The development complements the local initiatives of job creation and empowerment 

of previously disadvantaged communities through the provision of jobs. Please Section E of the BAR 

for the alignment of the development with the City of Cape Town’s five-year Integrated Development 

Plan 2017 – 2022 (IDP) and the Cape Town Municipal Spatial Development Framework (MSDF). 

 

2.3 How will this development address the specific physical, psychological, developmental, cultural 

and social needs and interests of the relevant communities? 

 

The proposed development will address the social and developmental needs of the relevant 

surrounding communities through the provision of affordable housing as well as short term 

employment opportunities and resultant skills transfer. The development will also accelerate the 

implementation of the southern portion of the approved but not yet constructed Bloubos Road, which 

will be for the benefit of the greater community of Sir Lowry’s Pass Village and surrounds. This will 

improve access for surrounding and adjacent occupiers of properties to Farm 920/RE, whose 

transport infrastructure needs will be further addressed by the provision of increased public transport 

and infrastructure for non-motorised transport, such as sidewalks and pedestrian crossings. Please 

see the Traffic Impact Assessment (Appendix N of the BAR) for more details in this regard. 
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2.4 Will the development result in equitable (intra- and inter-generational) impact distribution, in the 

short- and long-term? Will the impact be socially and economically sustainable in the short- and long-

term? 

 

The DEA Need and Desirability Guideline (2017) defines intra- and intergenerational equity as 

ensuring that development is sustainable enough to ensure that the needs of the present generation 

are met without compromising the ability of future generations to meet their own needs. The 

development is sustainable in that it will not result in or obstruct access to natural resources for the 

present generation (intragenerational equity) or for future generations (intergenerational equity). This 

is because the development will not have highly negative significant impact on biodiversity will in fact 

protect the southern portion of Farm 920/RE, the floodplain area. 

 

2.5. In terms of location, describe how the placement of the proposed development will:  

 

2.5.1. result in the creation of residential and employment opportunities in close proximity to or 

integrated with each other,  

 

The development is located in close proximity to two public transport routes, the N2 Freeway and the 

Old Sir Lowry’s Pass Road. Furthermore, it is located immediately adjacent to (to the west of) the 

suburb of Sir Lowry’s Pass Village, with which it will be integrated. Since the development will result 

in short term employment opportunities as a result of the construction phase, and long term residential 

opportunities as a result of the operational phase, the location of the development will allow for ease 

of access to transport routes for inter alia employment opportunities. 

 

2.5.2. reduce the need for transport of people and goods 

 

The transport of people and goods will be very accessible considering the location of the development 

and position in proximity to the N2 Freeway, Old Sir Lowry’s Pass Road and future Bloubos Road. 

Within the development itself, a minibus taxi route is proposed, and it is recommended that minibus 

taxi operating licenses be permitted to include the proposed development. Additionally, it is 

recommended that a new minibus taxi embayment be provided on the northern side of Old Sir Lowry’s 

Pass Road approximately 20m west of the Old Sir Lowry’s Pass Road / William Sergeant Street 

intersection. This minibus taxi embayment would not only service residents of the proposed 

development but also existing residents in the area.  

 

2.5.3. result in access to public transport or enable non-motorised and pedestrian transport (e.g. will 

the development result in densification and the achievement of thresholds in terms of public transport) 

 

The Traffic Impact Assessment (Appendix N of the BAR) provides several recommendations for the 

densification and improvement of non-motorised and pedestrian transport. These are as follows:  

 

 



Need and Desirability Appendix to the Basic Assessment Report for the Proposed Housing Development on Farm 
920/RE, Sir Lowry’s Pass Village, Somerset West – November 2020                                                            Page 20 of 32 

 

• Within the development: A 2m wide surfaced sidewalk is recommended on the southern 

side of the major internal road north of the community facilities and along at least one side of 

the access road (between Bloubos Road and the proposed sidewalk along the internal road 

north of the community facilities) for both layout options. 

• Outside the proposed development: A 2m wide surfaced sidewalk is recommended on the 

northern side of Rawbone Road (between the development and William Sergeant Street) and 

the eastern side of William Sergeant Street (between Rawbone Road and the existing 

surfaced sidewalk on William Sergeant Street north of Barnabas Shaw Road). 

• Along the future Bloubos Road: A 2m wide surfaced sidewalk is proposed on both the 

eastern and western sides of the road. 

 

The above sidewalks will contribute positively to road safety for pedestrians residing in the area, both 

existing and future. Additionally, as part of the implementation of the future Bloubos Road, a shared 

pedestrian and cycle facility is recommended on its western side across the length of the proposed 

Bloubos Road bridge just south of the development access. This will further provide opportunities for 

the use of non-motorised transport for existing and future residents alike.  

 

2.5.4 Compliment other uses in the area  

 

The proposed development largely compliments surrounding land uses. This is not only due to the 

fact that it is located adjacent to a residential area, but also the fact that the southern portion of the 

property will not be developed. The current wetland areas directly north of the Sir Lowry’s Pass River 

will remain untouched and will thus blend in with the vacant and agricultural land south and west of 

the site.  

 

2.5.5. be in line with the planning for the area 

 

Section E of the BAR specifies the planning context and need and desirability for the proposed 

development. Consequently, please see Section E of the BAR for details regarding the alignment of 

the development with the various planning policies, plans and frameworks of relevance to the site. 

 

2.5.6. for urban related development, make use of underutilised land available with the urban edge 

 

The proposed development is within the urban edge and it enables the densification and maximisation 

if the potential use of the northern portion of the site by proposing its use for the provision of between 

574 and 634 residential units for low-income households. Consequently, the proposed development 

would make use of underutilised land available within the urban edge. In fact, the Helderberg District 

Plan identifies the proposed development site for potential high-density development. 

 

2.5.7. optimise the use of existing resources and infrastructure 

 

It is proposed that the Farm 920/RE housing development be connected to the bulk water and sewer 

networks of the City of Cape Town. The Municipality will also manage the solid waste generated by 
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the development, and Eskom will supply the required electricity services. Although there is little 

service infrastructure on the proposed site, the development will be able to connect to the existing 

infrastructure of Sir Lowry’s Pass Village, thereby optimising the use of this infrastructure. What is 

somewhat problematic is the fact that the wastewater from the development can only be accepted by 

the Macassar WWTW once the upgrading of the facility is complete in 2025/26. 

 

2.5.8. opportunity costs in terms of bulk infrastructure expansions in non-priority areas (e.g. not 

aligned with the bulk infrastructure planning for the settlement that reflects the spatial reconstruction 

priorities of the settlement) 

 

This will not apply to the proposed development as the municipality has confirmed sufficient service 

capacity for the development, albeit only in 2025/26 in the case of the Macassar Wastewater 

Treatment Works. Please see the Water and Sewage Confirmation Letter (Appendix E17(i)), the Solid 

Waste Confirmation Letter (Appendix E17(ii)), the Electricity Confirmation Letter (Appendix E17(iii)), 

as well as the Engineering Report (Appendix L). 

 

2.5.9. discourage "urban sprawl" and contribute to compaction/densification  

 

The proposed development discourages “urban sprawl” and contributes to compaction/densification 

by only proposing the construction of residential units on the northern portion of Farm 920/RE. As 

such, the semi-rural nature of the southern portion is maintained, and its valuable important 

environmental assets are protected. Furthermore, as the proposed development site is immediately 

adjacent to the well-established suburb of Sir Lowry’s Pass Village, it is not considered that the 

proposed development will contribute to “urban sprawl”.  

 

2.5.10. contribute to the correction of the historically distorted spatial patterns of settlements and to 

the optimum use of existing infrastructure in excess of current needs 

 

The proposed development will contribute to the correction of the historically distorted spatial patterns 

of settlements by providing formalised, well services and well located affordable housing for low-

income households who may have been previously disadvantaged. The position of the development 

in proximity to the N2 Freeway, Old Sir Lowry’s Pass Road and the future Bloubos Road provides 

future residents with direct access to transport routes through which they can be connected to 

economic opportunities and seek employment elsewhere. 

 

2.5.11. encourage environmentally sustainable land development practices and processes 

 

The Farm 920/RE housing development is deemed environmentally sustainable due to the fact that 

the southern portion of the property (being approximately 43% to 40% of the site) is set aside for 

public open space and rehabilitation / conservation. The mitigation measures proposed and 

incorporated into the EMPr (Appendix H) also contribute to the development being sustainable and 

the minimising of negative impacts while optimising positive impacts. 
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2.5.12. take into account special locational factors that might favour the specific location (e.g. the 

location of a strategic mineral resource, access to the port, access to rail, etc.) 

 

The railway line passing through Sir Lowry’s Pass Village has no regular passenger service and is 

used primarily for transporting freight. Thus, this section (Section 2.5.12) is not applicable to the 

proposed development as there are no special locational factors in the area in which it is located.  

 

2.5.13. the investment in the settlement or area in question will generate the highest socio-economic 

returns (i.e. an area with high economic potential) 

 

The proposed development will create job opportunities during the construction phase. This will result 

in the development providing a much needed short term socio-economic return. It is strongly 

recommended that local subcontractors and labourers should be prioritised in the construction 

contract. This would increase the socio-economic return of the development. 

 

2.5.14. impact on the sense of history, sense of place and heritage of the area and the socio-cultural 

and cultural-historic characteristics and sensitivities of the area  

 

A Notice of Intent to Develop was submitted to Heritage Western Cape, the response to which 

indicated that no further assessments would be required as the development will not impact on any 

aspects of heritage significance. Nevertheless, it is assessed in the BAR that the proposed 

development may result in the loss of the current sense of place, particularly for adjacent residents. 

As the site currently contains abandoned fields, horse paddocks, a compound with several houses, a 

dam, streams and wetlands, the housing development would substantially change the site. However, 

much of the current sense of place will be maintained by the fact that the development will not affect 

the southern portion of the site. Green spaces will also be incorporated into the northern portion of 

the site and a large area will be set aside for community use in the north western portion. 

 

2.5.15. in terms of the nature, scale and location of the development promote or act as a catalyst to 

create a more integrated settlement?  

 

As the proposed development site is situated immediately adjacent to the well-established suburb of 

Sir Lowry’s Pass Village, its location will enable the creation of an integrated settlement. The provision 

of a tidy village square as a community core around the existing dwellings on the site may enable the 

proposed development to be used as a gathering place not only for residents of the development but 

also for adjacent residents. The zoning of this community area will permit both Place of Worship and 

Place of Assembly as primary rights. Furthermore, the development may contribute to the outward 

expansion and growth of the Sir Lowry’s Pass area and may thereby act as a catalyst to create a 

more integrated settlement. 
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2.6. How were a risk-averse and cautious approach applied in terms of socio-economic impacts? 

 

As stated in Section 1.8.2 of this document, a risk-averse and cautious approach was applied in the 

impacts that were identified as a result of the proposed development. The mitigation measures 

provided by the specialists also indicate the implementation of a risk-averse approach in order to 

avoid significantly negative impacts on the surrounding environment. As a result, where the 

development will result in negative impacts, measures have been provided to minimise these as far 

as is possible. 

 

2.6.1. What are the limits of current knowledge (note: the gaps, uncertainties and assumptions must 

be clearly stated)? 

 

The Environmental Partnership assumes that information gathered from the applicant, specialists, 

and consulting engineer is accurate and adequate for the assessment of potential impacts that may 

arise from the proposed development. There are no significant gaps in knowledge beyond the details 

of the design which are to be determined at a later stage. 

 

It is assumed that all information provided to the EAP by the applicant is true and without omission. It 

is also assumed that all mitigation, management, and monitoring measures prescribed in the Basic 

Assessment Report and the accompanying Environmental Management Programme will be 

implemented by the proponent. 

 

2.6.2. What is the level of risk (note: related to inequality, social fabric, livelihoods, vulnerable 

communities, critical resources, economic vulnerability and sustainability) associated with the limits 

of current knowledge? 

 

No levels of risk are identified as it is assumed that all mitigation measures and recommendations will 

be implemented by the proponent, thereby acceptably decreasing the significance of all identified 

potential impacts. 

 

2.6.3. Based on the limits of knowledge and the level of risk, how and to what extent was a risk-averse 

and cautious approach applied to the development?  

 

The risk-averse approach was applied to the development in the assessment and identification of 

impacts sections. As stated above under Section 1.8.3 of this document, this can be seen in the fact 

that the ‘potential health risk to residents due to damp conditions resulting from the construction of 

housing on wetland areas’ was assessed even though there was a slight conflict between the 

Geotechnical Investigation Report (Yates & Jones, 2014) and the Specialist Aquatic Ecologist Report 

(Day, 2020) as to the applicability of this impact. 
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2.7. How will the socio-economic impacts resulting from this development impact on people’s 

environmental right in terms following:  

 

2.7.1. Negative impacts: e.g. health (e.g. HIV-Aids), safety, social ills, etc. What measures were taken 

to firstly avoid negative impacts, but if avoidance is not possible, to minimise, manage and remedy 

negative impacts?  

 

The construction phase of the proposed development may result in increased levels of noise, dust, 

and vibration for directly adjacent landowners and occupiers as well as a safety concern for 

surrounding residents. The increased dust levels may result in health impacts. However, mitigation 

measures have been provided to minimise this impact. Furthermore, because the impact is limited to 

the construction phase of the development, it is assumed that this will be a short term impact. Health 

impacts such as HIV-Aids and social ills are not expected to be a result of the development.  

 

Please see Section H of the BAR in which the various positive and negative socio-economic impacts 

of the proposed development are assessed and mitigation measures are outlined. 

 

2.7.2. Positive impacts. What measures were taken to enhance positive impacts?  

 

As stated in Section 2.5.13 of this document, the proposed development will create job opportunities 

during the construction phase. This is a positive impact as it will result in the development providing 

a much needed short term socio-economic return. This positive impact is being enhanced by the fact 

that it is strongly recommended by the EAP that local subcontractors and labourers should be 

prioritised in the construction contract. This would increase the socio-economic return of the 

development. 

 

2.8. Considering the linkages and dependencies between human wellbeing, livelihoods and 

ecosystem services, describe the linkages and dependencies applicable to the area in question and 

how the development’s socio-economic impacts will result in ecological impacts (e.g. over utilisation 

of natural resources, etc.)?  

 

The proposed development will not require the exploitation of natural resources. It is not envisaged 

that the socio-economic impacts of the development will result in unacceptable negative ecological 

impacts such as an over utilisation of natural resources. Although there is some concern expressed 

by the aquatic ecology specialist that the proposed development may lead to the degradation and 

pollution of the wetlands on the southern portion of the site, stringent mitigation measures have been 

proposed by the specialist and it is assumed by the EAP that these will be implemented by the 

proponent in each phase of the development. Please see Appendix G(i): Specialist Aquatic Ecologist 

Report (Day, 2020). 
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2.9. What measures were taken to pursue the selection of the “best practicable environmental option” 

in terms of socio-economic considerations? 

 

As stated in Section 1.12 of this document, the “best practicable environmental option” in terms of 

ecological considerations is the implementation of Layout Alternative 1 as this alternative does not 

propose the construction of residential units over the natural spring which feeds the man-made dam 

currently located at the centre of the site. Thus, the ecological impact of this alternative is assessed 

to be less significant by the aquatic ecology specialist (please see Appendix G(i) of the BAR. However, 

the “best practicable environmental option” in terms of socio-economic considerations is also 

considered in that Section J (2.2) of the BAR states that “if it is found that there is no natural spring in 

this portion of the site, Alternative 2 must be considered as the preferred alternative due to its greater 

positive socio-economic impact.” 

 

2.10. What measures were taken to pursue environmental justice so that adverse environmental 

impacts shall not be distributed in such a manner as to unfairly discriminate against any person, 

particularly vulnerable and disadvantaged persons (who are the beneficiaries and is the development 

located appropriately)? 

 

Due to the nature of this development as subsidised low-cost housing development, it is not expected 

that any persons within or outside of the development will be unfairly discriminated against as a result 

of the distribution of environmental impacts. In fact, the development may assist in addressing past 

injustices by providing low-income families with the opportunity to own property and thereby also 

participate more effectively in the economy. 

 

2.11. What measures were taken to pursue equitable access to environmental resources, benefits 

and services to meet basic human needs and ensure human wellbeing, and what special measures 

were taken to ensure access thereto by categories of persons disadvantaged by unfair discrimination? 

 

As the proposed development is a subsidised housing development proposed to be constructed by 

the City of Cape Town, it provides equal access to public environmental resources, benefits, and 

services for all. Each residential unit will be equally serviced by the municipality and this will be done 

according to best practice standards to ensure that services meet basic human needs and ensure 

human wellbeing. 

 

2.12. What measures were taken to ensure that the responsibility for the environmental health and 

safety consequences of the development has been addressed throughout the development’s life 

cycle?  

 

An Environmental Management Programme (Appendix H) was compiled for the development, 

providing the measures to be taken to ensure that the environmental health and safety consequences 

of all stages of the development are adequately addressed during the construction and operational 

phases. The mitigation measures provided by specialists are representative of the measures that 
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have been taken to ensure that the responsibility for the environmental health and safety 

consequences are addressed.  

 

2.13. What measures were taken to:  

 

2.13.1. ensure the participation of all interested and affected parties 

 

First Iteration of Public Participation (Pre-Application Phase) 

 

Comprehensive public participation measures were undertaken when draft Basic Assessment Report 

was made available to the broader public, identified Interested and Affected Parties (I&APs) and 

Organs of State for their perusal and comment from 21 August 2020 until 21 September 2020 by the 

following means: 

 

• The draft BAR was distributed to the relevant Organs of State for comment via email (with a link 

for larger files, if necessary). 

• The Information Sheet (summary of the BAR) was distributed to identified I&APs via email or 

post. 

• The Information Sheet was also delivered to the following entities: occupiers of the site, directly 

adjacent landowners/occupiers and key I&APs such as the Ward Councillor and any Community 

Organisations in the area such as a Ratepayers Association. 

• An electronic copy of the draft BAR was placed on The Environmental Partnership’s website 

(www.enviropart.co.za). 

• A media notice was published in two local newspapers, the Helderberg Gazette (in Afrikaans) 

and the District Mail (in English).  

• Site notices were placed in conspicuous locations around the site. 

 

Due to the Covid-19 pandemic, the Sir Lowry’s Pass Village Public Library was closed at the time of 

commencement of the public participation process. Thus, a physical copy of the draft BAR could not 

be placed in the library. A public meeting also could not be held due to the need for social distancing. 

In light of this, the following additional measures were undertaken to augment the Regulation 41 

requirements and to ensure that all identified I&APs were given an equal opportunity to be informed 

about and to comment on the proposed development: 

 

• An opportunity to comment via WhatsApp Messaging Service was availed as an additional 

method of communication 

• The Ward Councillor for Ward 84 placed the media notice on the Facebook pages and 

WhatsApp groups of the area to assist in spreading the word 

• In addition to the BAR document, the information sheet was also made available on the 

website as a concise yet comprehensive second download option 

• Where written comments could not be provided, provision was made for telephonic 

communication 

 

http://www.enviropart.co.za/
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All comments and concerns raised by I&APs in the course of this commenting period were addressed 

by the EAP and project team as shown in Appendix F: PPP Report. 

 

Second Iteration of Public Participation (Application Phase) 

 

The BAR has been revised and is being made available for a second 30-day commenting period to 

the registered I&APs and relevant Organs of State for their perusal and comment. The commenting 

period commences on 13 November 2020 and closes on 14 December 2020. 

 

In terms of Section 41 of the 2014 NEMA: EIA Regulations, as amended, the second PPP that will be 

undertaken for the updated BAR will consist of the following: 

 

• Distribution of the BAR to all relevant Organs of State either via email or by providing a link for 

larger files; 

• Distribution of an Information Sheet (summary of the BAR) to all registered I&APs via email, 

physical drop-offs or letters sent via registered mail, where necessary; 

• Provision of an opportunity to comment via WhatsApp Messaging Service as an additional 

method of communication; 

• Placing of an electronic copy of the BAR on The Environmental Partnership’s website 

• (www.enviropart.co.za) – a copy of the Information Sheet (summary of the BAR) will also be 

made available on the website as a second, concise download option; and 

• Compilation of a Comments and Responses Table to document all comments received. 

 

Furthermore, a poster display will be held on 25 November 2020 at the Sir Lowry’s Pass Community 

Hall (located opposite the Sir Lowry’s Pass Police Station) between 03:00 pm and 07.00 pm to provide 

members of the public an opportunity to view and comment on the proposal. 

 

All comments and concerns raised by I&APs in this commenting period will be captured and 

addressed by the EAP and project team in a Comments and Responses Table which will be appended 

to the final version of this BAR to be submitted to DEA&DP. 

 

2.13.2. provide all people with an opportunity to develop the understanding, skills and capacity 

necessary for achieving equitable and effective participation 

 

As stated in Section 2.13.1 above, media notices have been published in both English and Afrikaans 

to ensure that no language barrier prevents any potential I&APs from being informed regarding the 

proposed development. Furthermore, all public participation documentation states that I&APs are 

welcome to contact The Environmental Partnership for any queries or questions of clarity. A summary 

document of the BAR has been compiled to ensure that the basic information is accessible and clear 

to the public.  

 

 

 

http://www.enviropart.co.za/
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2.13.3. ensure participation by vulnerable and disadvantaged persons 

 

Please see Section 2.13.2 in this document. 

 

2.13.4. promote community wellbeing and empowerment through environmental education, the 

raising of environmental awareness, the sharing of knowledge and experience and other appropriate 

means 

 

Not applicable to the proposed development. 

 

2.13.5. ensure openness and transparency, and access to information in terms of the process 

 

To ensure transparency, all specialist information is attached to the BAR. The public are notified that 

their comments will be addressed and that they will be able to view their comments with responses in 

the next version of the BAR. All information received from all public participation iterations is included 

in the next draft of the report so that the registered public have sight of all comments received and 

how comments have been addressed.  

 

2.13.6. ensure that the interests, needs and values of all interested and affected parties were taken 

into account, and that adequate recognition were given to all forms of knowledge, including traditional 

and ordinary knowledge 

 

Every comment received will be addressed. and considered, and where necessary, changes will be 

made to the development proposal. 

 

2.13.7. ensure that the vital role of women and youth in environmental management and development 

were recognised and their full participation therein were promoted? 

 

All comments received from Interested and Affected Parties will be given due consideration and will 

be addressed. No Interested and Affected Parties will be discriminated against based on their gender 

or age.  

 

2.14. Considering the interests, needs and values of all the interested and affected parties, describe 

how the development will allow for opportunities for all the segments of the community (e.g. a mixture 

of low-, middle-, and high-income housing opportunities) that is consistent with the priority needs of 

the local area (or that is proportional to the needs of an area)? 

 

The proposed development primarily provides low-income housing opportunities which will be of less 

interest to high-income I&APs. However, this development is highly consistent with the priority needs 

of the local area. As stated in the Western Cape Provincial Spatial Development Framework (PSDF), 

“the City of Cape Town [reflects a housing] backlog of approximately 300 000 units” (PSDF, page 89). 

Furthermore, the City of Cape Town’s 2011 census data for Ward 100 indicates that 38% of 

households have a monthly income of R3 200 or less and only 89% of households live in formal 
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dwellings. Thus, the proposed development is consistent with the needs of at least the 11% of 

households who do not live in formal dwellings and also with the needs of the 38% of households who 

have a monthly income of R3 200 or less. 

 

2.15. What measures have been taken to ensure that current and/or future workers will be informed 

of work that potentially might be harmful to human health or the environment or of dangers associated 

with the work, and what measures have been taken to ensure that the right of workers to refuse such 

work will be respected and protected? 

 

An EMPr has been compiled which details the extent to which workers will be informed of the work to 

be undertaken (please see Appendix H of the BAR). For example, the EMPr states that “Contractors 

shall make allowance for site staff to attend initial environmental awareness training of approximately 

one (1) hour as conducted by the appointed ECO. Thereafter, environmental training material must 

be incorporated into the relevant health and safety induction.” 

 

2.16. Describe how the development will impact on job creation in terms of, amongst other aspects:  

 

2.16.1. the number of temporary versus permanent jobs that will be created 

 

The exact number of temporary and permanent jobs to be created cannot be determined at this stage 

in time. However, jobs are anticipated to be primarily temporary in nature as they will only last for the 

duration of the construction phase of the development.  

 

2.16.2. whether the labour available in the area will be able to take up the job opportunities (i.e. do 

the required skills match the skills available in the area) 

 

During the Construction Phase, labour available in the area will be able to take up the job opportunities 

as their skills are very likely to be sufficient to match those needed for the construction of the housing 

development. As state in Section 2.7.2 of this document, it is strongly recommended by the EAP that 

local subcontractors and labourers should be prioritised in the construction contract. Please see page 

119 of the BAR. 

 

2.16.3. the distance from where labourers will have to travel 

 

As the proposed development is located immediately adjacent to Sir Lowry’s Pass Village, should 

local labourers be prioritised as recommended by the EAP, they will have a very short distance to 

travel. Furthermore, the centre of the City of Cape Town is located only 54 km away from the proposed 

development and this can be accessed along the N2 Freeway. Thus, even should labourers not be 

local, the distance to travel to the property for work purposes is not considered to be exceedingly long. 
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2.16.4. the location of jobs opportunities versus the location of impacts (i.e. equitable distribution of 

costs and benefits) 

 

Not all of the impacts of the development will be on workers and individuals (for example, impacts on 

aquatic ecosystems). It is considered that the distribution of costs and benefits will, nonetheless, be 

relatively equitable.  

 

2.16.5. the opportunity costs in terms of job creation (e.g. a mine might create 100 jobs, but impact 

on 1000 agricultural jobs, etc.) 

 

The opportunity costs in terms of job creation are not considered to be significant. The creation of 

jobs during the construction phase will counterbalance the negative biophysical (and some socio-

economic) impacts identified. 

 

2.17. What measures were taken to ensure:  

 

2.17.1. that there were intergovernmental coordination and harmonisation of policies, legislation and 

actions relating to the environment 

 

The Basic Assessment Process considered all legislation and policy applicable to the development 

and endeavoured to ensure coordination between the requisite processes. An example of this is the 

harmonisation of the processes undertaken under the National Heritage Resources Act and the 

National Environmental Management Act. 

 

2.17.2. that actual or potential conflicts of interest between organs of state were resolved through 

conflict resolution procedures?  

 

During the first iteration of the Public Participation Process, there were no conflicts of interest between 

Organs of State. Thus, this section is not applicable. Nevertheless, should any conflicting comments 

be issued by various organs of state during the upcoming commenting period, these will be 

considered and addressed. The way in which conflicts have been addressed will be made available 

in the next draft of the report so that the registered public and the conflicting organs of state have 

sight of all comments received and how comments have been addressed.  

 

2.18. What measures were taken to ensure that the environment will be held in public trust for the 

people, that the beneficial use of environmental resources will serve the public interest, and that the 

environment will be protected as the people’s common heritage? 

 

A Maintenance Management Plan and Wetland Rehabilitation Plan (Annexures 4 and 5 of the EMPr) 

have been compiled for the floodplain area. In this way, this area will be protected and will be available 

as an environmental resource to the public through the ecosystem services provided by the floodplain. 
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2.19. Are the mitigation measures proposed realistic and what long-term environmental legacy and 

managed burden will be left?  

 

The mitigation measures proposed are considered to be realistic without resulting in a long-term 

environmental burden. Through the implementation of the mitigation measures, a long term 

environmental burden will be avoided. 

 

2.20. What measures were taken to ensure that the costs of remedying pollution, environmental 

degradation and consequent adverse health effects and of preventing, controlling or minimising 

further pollution? 

 

No severe pollution and environmental degradation are expected as a result of the development. The 

operational phase of the sewer pipeline to be aligned along the edge of Bloubos Road may result in 

sewage outflows into hillslope seep C and the floodplain, thereby contributing environmental 

degradation and adverse health effects. However, Day (2020) notes that sections of the sewer which 

pass through the floodplain (i.e. below the 1:100 year flood line) should have their manholes raised 

above the level of the 1:100 year flood height, and the number of manholes in this section should be 

reduced as far as possible. With these mitigation measures in place, it is expected that this potential 

impact can be avoided. 

 

2.21 Considering the need to secure ecological integrity and a healthy bio-physical environment, 

describe how the alternatives identified (in terms of all the different elements of the development and 

all the different impacts being proposed), resulted in the selection of the best practicable 

environmental option in terms of socio-economic considerations? 

 

As stated in Section 2.9 of this document, Layout Alternative 1 has been selected as the preferred 

alternative due to it being the “best practicable environmental option” in terms of ecological 

considerations. Should the defunct dam at the centre of the site be removed and a spring daylight, 

Alternative 1 will remain the preferred alternative regardless of the fact that it is not the “best 

practicable environmental option” in terms of socio-economic considerations. However, as stated in 

Section J (2.2) of the BAR, “if it is found that there is no natural spring in this portion of the site, 

Alternative 2 must be considered as the preferred alternative due to its greater positive socio-

economic impact.” 

 

2.22. Describe the positive and negative cumulative socio-economic impacts bearing in mind the size, 

scale, scope and nature of the project in relation to its location and other planned developments in 

the area?  

 

It is anticipated that the proposed development will result in both positive and negative cumulative 

socio-economic impacts. The positive cumulative impacts will include the following: 

 

• Increased economic activity in the “dormitory village” that is Sir Lowry’s Pass Village 

• Provision of formal housing for low-income households currently residing in the community 
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• Increased road safety and access to public transport due to improvements to transport 

infrastructure  

 

The negative cumulative impacts will include the following: 

 

• Loss of sense of place as the proposed development is not fully compatible with the semi-rural 

area in which it will be situated 

• Negative visual impact of buildings and infrastructure resulting in a change in the visual 

character of the area 

• Increased traffic and waiting times during peak hours during the operational phase of the 

development 

 

Overall, the positive impacts counterbalance the negative impacts, and it is not anticipated that the 

proposed development will result in unacceptable negative cumulative impacts. 


