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372767/VIA 

Final Visual Impact Assessment Report for the Propo sed 
Sibaya Precinct Development 

1 Introduction and Scope of Report 
 
Moreland Developments (Pty) Ltd. proposes developing the Sibaya Precinct into five development 
nodes which will include areas for residential, commercial, conservation, sports, recreation and 
resorts. The site proposed for the development is located between the towns of Umhlanga and 
Umdloti and comprises mostly undulating sugar cane land and a small section of the Hawaan Forest 
in the southern section of the property.  
 
An Environmental Impact Assessment (EIA) currently being undertaken by the Environmental 
Assessment Practitioners (EAPs), GAEA Projects (GAEA), has identified a range of potential 
impacts, including the potential visual impact of the development on the surrounding environment. 
SRK Consulting (SRK) was, therefore, appointed by GAEA to undertake a specialist Visual Impact 
Assessment (VIA) for the proposed development which will inform the EIA.  
 
This study considers the magnitude of the visual impact of the proposed development with primary 
visual concerns related to the magnitude and significance of the views of the development from the 
M4 Highway used by tourists, and the views from Umdloti, Umhlanga and Hawaan Forest.  
 
This study aims to determine if the development would alter the visual environment and if this 
change would be acceptable in light of the scale of the development and the mitigation incorporated 
into the architecture and layout of the Precinct. 
.
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1.1 Terms of reference 

The purpose of the VIA is to assess the visual impacts identified in the EIA and to propose measures 
to mitigate any adverse visual impacts associated with the development on the surrounding visual 
environment.  

More specifically, the terms of reference were to: 

·  Describe existing visual character and visual quality of the area and compare this against the 
development proposal; 

·  Review relevant planning and future development proposals in the area; 
·  Spatially assess the broader area of influence by means of digital modelling; 
·  Determine the magnitude of the visual impact; and 
·  Present mitigation measures and findings. 

1.2 Methodology 

In order to meet the terms of reference, the following methodology was applied: 

·  The Draft Scoping Report and preliminary VIA conducted for the project by Mr. J. Marshall were 
reviewed; 

·  The comments and concerns raised by IAPs were reviewed to ensure a holistic approach to the 
VIA; 

·  A preliminary desktop topographic analysis of the area was undertaken using an ESRI 
Geographic Information System (GIS) three dimensional software package; 

·  Areas that would possibly view the development were identified by viewsheds; 
·  A site visit was undertaken to the area to assess the physical environment and ground-truth the 

viewshed; 
·  Viewpoints were generated in a GIS; 
·  Three dimensional modelling was used to explain the topography and related issues; 
·  An analysis was undertaken to determine the magnitude of the visual impacts of the proposed 

development incorporating an analysis and synthesis of the following attributes: 

-  Visual exposure (viewshed) and viewing distance; 

-  Visibility (Line of Sight); 

-  Visual obstruction 

-  Visual absorption capacity (VAC); 

-  Landscape / townscape integrity; and 

-  Sensitivity of viewing receptors. 
·  A meeting was held with the public and key stakeholders on 8 February 2007 to present and 

discuss the preliminary VIA results; and 
·  A specialist report (this report) was prepared to discuss the findings of the visual impact 

assessment. 
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1.3 Approach to assessment 

Given the nature of visual issues, assessing the visual impacts of a proposed development in absolute 
and objective terms is not achievable. The approach to the assessment has to be accurate and as 
thorough as possible and, hence, a number of scientific techniques were used in the analysis to 
ensure reliability and credibility. 

The emphasis of the study is on the long-term impacts of the proposed development and not on the 
impacts during construction. However, mitigation measures for the construction phase are addressed 
in Section 5.2 and should be taken into consideration during the compilation of the Environmental 
Management Plan (EMP) for construction and ultimately as per Moreland’s Environmental 
Management System (EMS). 

This report is intended to be read in conjunction with the Environmental Scoping Report, the 
architectural design, the proposed Precinct layout plan and the other specialist studies for the project. 

1.4 Assumptions and limitations 
 
The following assumptions and limitations are pertinent: 

·  The information (including design, layout and height of the building structures) supplied by 
GAEA, Moreland and the architect is assumed to be accurate and current (i.e. no updated 
information); 

·  The viewshed illustrates the area from which the proposed development is likely to be visible 
and does not take local undulations and man-made structures into account. This means that the 
proposed development will not be visible from everywhere within the viewshed, i.e. from some 
positions the development will be obscured by other houses or small/localised variations in the 
topography. 

·  The area surrounding the Sibaya Casino is known for it’s undulating topography and for a 
person of average height, the developed site will be visible through open spaces and valley 
lines; 

·  Visual impact assessment, by nature, is not a purely objective, quantitative process but depends 
to some extent on subjective judgments. Where subjective judgments are required, appropriate 
criteria and motivations have clearly been stated; 

·  The VIA attempts to address the issues raised during the public involvement process of the EIA 
and as highlighted in the scoping report. It is assumed that all IAPs have been notified of the 
proposed development and that they have been provided the opportunity to comment on the 
project; 

·  Only node 1 and node 5 have been modelled by the development planners and the design layout 
assumptions are based on these illustrations; and 

·  The layout plan indicates cadastral boundaries and not building footprints. The building 
footprints would be smaller than the cadastral boundaries. 
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2 Description of the Project Environment 

2.1 Visual character 
 
Visual character is descriptive and non-evaluative, which implies that it is based on defined 
attributes that are neither good nor bad.  Visual character consists of an area’s unique or important 
public view corridors, vistas, or natural or built features. A change in visual character cannot be 
described as having positive or negative attributes until it is compared with the viewer’s response to 
that change.  
 
The proposed Precinct will be located between the N2 highway in the west and the Mhlanga Forest 
and Forest 31 in the east and, between the Hawaan Forest and the Ohlanga River in the south and 
Main Road (MR 96) to Mdloti and Tongaat in the north (see Figure 1). The Sibaya Casino and 
Entertainment Kingdom (Casino), which became operational in 2004, is situated in the centre of the 
Precinct area.  
 
A new interchange was established on the N2, providing convenient access to the Casino. Access 
was also provided by connecting the M4 to an access road and a service station was constructed at 
the M4 intersection at the time of the Casino development.  
 

 
Figure 1: Site Location and Topography Map 
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The Sibaya Precinct is proposed to be developed on undulating land currently utilised for sugar cane 
cultivation.  
 
The existing areas in close proximity to the Sibaya Precinct have various land uses, which include: 

·  The Umdloti River which is situated approximately 2km north of the Precinct site; 

·  The residential area of Umdloti which is located adjacent to the north-east corner of the Precinct 
site;  

·  The Mhlanga Forest and “Forest 31” which comprises the area between the Indian Ocean and 
the Precinct site to the east; 

·  The town of Umhlanga Rocks which is situated approximately 2-3km to the south of the 
Precinct site with the Hawaan Forest and Ohlanga River situated between the Precinct site and 
Umhlanga; 

·  The town of Verulam approximately 10km inland and is located to the west of the Precinct site. 
 
The towns of Umdloti and Umhlanga Rocks are popular holiday destinations for both local and 
international visitors. Most of the beaches in the area are popular with bathers and are maintained by 
the eThekwini Municipality. Recreational activities are provided by the natural environment such as 
hiking trails through the Hawaan Forest and along the Ohlanga and Mdloti Rivers / Lagoons, deep-
sea fishing, diving, scuba-diving and kite-boarding. These towns also have a typical holiday-modern 
town character, with hotels, beachfront accommodation, shopping centres and suburban landscapes.  
 
Both Umhlanga and Umdloti are located at the bottom of a prominent and relatively steep dune 
system, running parallel to the coastline. The dune system fulfils the function of separating 
Umhlanga from the major N2 highway and the new town centre which comprises the Gateway 
Shopping Centre, car dealerships and office buildings. It is expected that the steep dune to the west 
of Umdloti will fulfil the same function, thereby separating Umdloti from the Precinct which may 
contribute to Umdloti maintaining its own unique character. 
 
Although numerous development initiatives are underway in Umhlanga Rocks, they are separated 
from the Precinct area by the Hawaan Forest and the Ohlanga River, and hence these developments 
do not significantly influence the character of the Precinct. The development of the Casino and 
associated infrastructure has altered the previously agricultural character of the area. The area is 
relatively large and hence, the effect lessens as one move further away from the centre of the 
Precinct (i.e. the Casino). 
 
The larger industrial development areas are situated approximately 10km to the south-west, and do 
not influence the current character of the proposed Precinct area. The area to the north of the 
proposed Precinct has a rural-agricultural character up to the Mdloti River. 

 
Based on the above the area proposed for the Precinct currently has an “unstructured” open space 
character which can be attributed to the undulating area blending in with the surrounding sugar 
cane and forest areas which are interspersed with man-made infrastructure such as roads, service 
station and the Sibaya Casino and Entertainment World. The area earmarked for the Precinct is 
demarcated and cut-off from the surrounding areas by roads on three of the four boundaries, two 
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being main roads.  
 
There are also a number of major commercial and industrial developments planned for the La Mercy 
area to the north of the Precinct area, including the construction of the King Shaka International 
Airport and Dube Trade Port as well as the development of ancillary infrastructure associated with 
the airport. This and other proposed developments are likely to change the wider character of the 
area within the next three to five years. 

2.2 Visual quality 

Visual quality is evaluated by identifying the vividness, intactness and unity present in the viewshed. 
This approach to evaluating visual quality can also help identify specific methods for mitigating 
specific adverse impacts that may occur as a result of a project.  
 
Aesthetic value is an emotional response derived from our experiences and perceptions. As such, it 
is subjective and difficult to quantify in absolute terms. Studies in perceptual psychology have 
shown that humans prefer landscapes with higher complexity and quality (Crawford, 1994).  

Landscape quality can be said to increase when: 

·  Topographic ruggedness and relative relief increases; 

·  Water forms are present; 

·  Diverse patterns of grasslands and trees occur; 

·  Natural landscape increases and man-made landscape decreases; and 

·  Where land use compatibility increases. 
 
The surrounding natural environment enhances the visual quality of the area. These include: 

·  The areas of pristine natural coastal forest (Hawaan Forest, Forest 31and Mhlanga Forest); 

·  The Mdloti and Ohlanga lagoons to the north and south respectively; 

·  The sea and coastline; and 

·  The rural nature of the wider landscape with forest plantations and small local undulations in 
the topography. 

 
The immediate landscape surrounding the Sibaya Casino and Entertainment World comprises 
sugarcane and roads and currently has a low visual quality compared to the surrounding area which 
includes forest areas, lagoons, rivers and beaches.  
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2.3 Sense of place 

Our sense of a place depends not only on spatial form and quality but also on culture, temperament, 
status, experience and the current purpose of the observer (Lynch, 1992). Central to the idea of 
‘sense of place’ or Genus Loci is identity. An area will have a stronger sense of place if it can easily 
be identified, that is to say if it is unique and distinct from other places. Lynch defines ‘sense of 
place’ as “the extent to which a person can recognise or recall a place as being distinct from other 
places – as having a vivid or unique, or at least a particular, character of its own” (Lynch, 1992:131). 

Currently the site is associated with the Sibaya Casino as the “memorable” feature by motorists 
travelling on the N2 and M4 highways. Due to the speeds travelled, the motorists are not exposed to 
the area for a long time and therefore the sense of place for the site is transient and rated as low.  

In terms of the sense of place for the wider area, the towns of Umdloti and Umhlanga can be 
described as being active holiday towns and therefore have a strong holiday sense of place. The 
impetus of Umhlanga Rocks, as a suburb of Durban, has shifted slightly from a holiday destination 
to an active economic hub sparked mainly by the developments of La Lucia Ridge, Umhlanga Ridge 
and the Gateway shopping centre. These developments have led to other ancillary developments 
such as car dealerships and other commercial initiatives. The sense of place for people living and 
working in Umhlanga has shifted to that of a modern functional town.  

The lower Umhlanga Rocks adjacent to the coast line is well separated from the town centre by a 
prominent ridge and this has led to Umhlanga Rocks beach front keeping its holiday destination flair.  
Umdloti has the same potential as Umhlanga to operate as an independent multifunctional town due 
to the prominent dune / ridge which separates the residential area and the proposed Precinct. Umdloti 
still has a destination sense of place associated with a holiday town. 
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3 Description of the Proposed Development 

The Sibaya Precinct is based on the concept of “One Planet Living” (OPL) Ten Principles, thereby 
striving to promote sustainable development. These principles are: Zero Carbon, Sustainable Water, 
Zero Waste, Natural Habitats and Wildlife, Sustainable Transport, Culture and Heritage, Local & 
Sustainable Materials, Equity and Fair Trade, Local and Sustainable Food and Health and 
Happiness. 

The Precinct is 850 ha in size which is a relatively large development and would be more visible 
than a housing complex. For this reason, as opposed to hiding the development, the development 
planners and the architect investigated ways in which the development could be designed to be 
visually pleasing while preserving the natural environment. These ideas were incorporated into the 
design and are highlighted in this report as part of the visual appraisal. 

3.1 Precinct overview 

The proposed 850 hectare Precinct consists of five nodes including residential, commercial, offices 
and recreational / entertainment developments (Figure 2). The following table presents a summary of 
the information pertaining to the contribution of each landuse to the overall framework composition: 

Table 1: Percentage Land use in the Precinct 

USE AREA (HA) % 

Commercial/ Mixed use 16.3 1.9 

Low Density Residential 53.8 6.3 

Medium Density Res/Mixed Use 46.7 5.5 

Mixed Use/Residential 7.38 0.9 

Recreation/Entertainment 21.7 2.6 

Resort/Residential 14.2 1.7 

Education 3.5 0.4 

Existing use 15.0 1.8 

Sub Total: Built Environment 178.58 21.0 

Open Space (all types & incl urban space) 423.4 49.8 

Movement Corridors 248 29.2 

TOTAL 850 100.0 

Table 1 indicates that 21% of the total Precinct area is allocated to the built environment, 49.8% of 
the land use comprises the natural open space system and 29.2% of the area will be used for 
movement and transportation. The movement lattice through the precinct is not limited to roads but 
also pedestrian walkways, raised walkways, cycle tracks and possibly an overhead gondola. 

Furthermore, six areas in the Precinct have been identified to have iconic potential, i.e. 10-15 storey 
structures / buildings are proposed for these sites. Four of the sites are located next to the N2 
highway and two sites are located at the centres of Node 5 and Node 1 respectively. The exact nature 
of these structures has not been decided on yet, but it is envisaged that they would be tall and narrow 
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structures with higher and denser buildings spaced around it. The building densities will subside as 
development progresses down the hills, thereby emphasising the natural corridors. 
The current environmentally sensitive areas such as the forests, wetlands and natural habitats will be 
preserved, incorporated into the development and rehabilitated where necessary. The majority of the 
low lying and valley areas in the Precinct have been identified as being environmentally sensitive 
and this allows for an abundance of natural open spaces in and between the nodes. Most of the nodes 
are separated by natural corridors. The five nodes are discussed in further detail below. 

3.2 Composition of Nodes 

The five nodes (Figure 2) will broadly comprise the following components: 
 

-  A commercial zone situated along the eastern portion of the Precinct, offices which are to be 
placed in the north-western corner of the Precinct and a single commercial building on the 
western boundary of the Precinct; 

-  Low density residential developments are to be scattered in the southern Precinct and a few 
developments in the north-eastern portion of the Precinct; 

-  High and medium density residential/mixed is to be scattered throughout the Precinct; 

-  Resorts in nodes one and two; and 

-  Recreation/entertainment facilities in nodes one and two. 
 

 
Figure 2: Development Nodes 

 
From Table 2 overleaf it can be seen that 955 hotel rooms and 6000 residential units are proposed for 
the Precinct, each with a strategic location based on its use.  
 
 
 
 

Node 1 

Node 2 

Node 3 

Node 4 

Node 5 

Sibaya 
Casino 
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Table 2: Breakdown Summary of Nodes 

Node Commer/ Mixed Use / Office Hotel Rooms 
Residential 

(DU’s) 

1 65800 130 1140 

2 35520 490 1100 

3 9600 230 605 

4 37350 0 1970 

5 37900 105 1185 

Total 186170 955 6000 
 
All nodes described below are in terms of the proposed land development / use layout in the 
development plan (see urban design report and Figure 2). 

3.2.1 Node 1 

Node 1 is positioned in the eastern part of the Precinct, immediately adjacent to Umdloti and the 
Mhlanga Forest. The node will be composed of low, medium and high density residential, 
commercial, resorts / hotels, and recreational / entertainment zones. The highest buildings in this 
node will be the high density residential and hotels which will be in the centre of the node and will 
be approximately 4-6 storeys high. The commercial zone along the lower western boundary of the 
node has elevated heights of between 2 and 3 storeys. The lower buildings are positioned towards 
the eastern corner of the node with heights of 1 to 2 storeys. An iconic structure is proposed for the 
centre of this node. Furthermore a cricket oval and soccer field are proposed for the area north of 
Node 1. 
 

 
Figure 3: Oblique view of Node1 ( Source: Iyer Rothaug Collaborative ) 

Node 1 

Iconic Structure  

M4 

M27 
Cricket oval  
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3.2.2 Node 2 

Node 2 is positioned in the south western corner of the Precinct and will cover the largest area of the 
6 nodes. This node comprises the most hotel rooms (490) of the Precinct and will further be 
composed of low, medium and high density residential zones and commercial and 
recreational/entertainment zones. The highly clustered buildings will be positioned in the northern 
and central zones of the node comprise buildings between 4 and 6 storeys high. Iconic structures are 
proposed to be constructed in the centre of these two clusters. Lower buildings are proposed for the 
south-eastern portion of the node due to the natural sensitivity of this area and to reduce the visual 
impact on people hiking in the Hawaan Forest. 

3.2.3 Node 3  

Node 3 will be positioned in the south-eastern portion of the Precinct and will be composed of low, 
medium and high density residential zones including a resort. The higher storey buildings are 
positioned in the western portion of the node (high density residential zones) and the lower elevated 
buildings are positioned in two strips running north to south within the node.  

Node 6 (previously) will compose of one building, namely the niche resort and spa, which is 
proposed to be positioned between the M4 and the Indian Ocean. 

3.2.4 Node 4 

Node 4 is positioned in the north-western section of the Precinct, between the M4 and N2 and south 
of the MR27. The node will be composed of medium and high density residential zones and office 
buildings. There are three iconic potential locations along the western boundary. High density 
residential zones will be positioned along the western boundary, these zones and will be surrounded 
by medium density residential zones. Office buildings will be positioned in the northern boundary, 
adjacent to the M27. No resorts or hotels are planned for this node due to its key location along the 
major arterials which facilitate and support higher density developments. 

3.2.5 Node 5 

Node 5 is positioned in the north-eastern portion of the precinct just inland from Umdloti North. The 
node will be composed of low, medium and high density residential zones in addition to a hotel. 
Medium density residential zones will make up the majority of the node. One iconic structure is 
proposed in the centre of this node. The lower density residential zone and the hotel will be 
positioned in the south to provide a transition zone between the Precinct and Umdloti and retain the 
flowing natural corridor. 
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Figure 4: Oblique view of Node 5 ( Source: Iyer Rothaug Collaborative ) 

3.3 Factors influencing location 

Various factors were investigated to determine the optimal use of the land in terms of current land 
use and future requirements in the area. Currently the largest portion of the land is used for sugar 
cane cultivation. The agricultural soils in this region are poor, specifically the area east of the M4 
and hence, Moreland decided that an alternative land use, other than sugar cane cultivation, could 
render the land more valuable. 
 
Another factor that influenced Moreland’s decision was the newly proposed King Shaka 
International Airport and Dube Trade Port, which would be approximately ten minutes away from 
the proposed Precinct. This would lead to further ancillary development in the area and render the 
value of the site higher. Furthermore this Precinct is easily accessible from the N2 and M4 and is 
adequate to accommodate the proposed project layout and future developments. 

3.4 Precinct layout design and architecture 

The undulating topography of the area and the location of open spaces in valley areas were main 
factors influencing the layout design of the Precinct as only 21% of the total area are developable 
and, hence, restricted mainly to the hilltops and hill slopes. In addition, Moreland and the design 
team is of the opinion that the proposed hilltop development is a way to arrest urban sprawl of the 
city by developing a precinct that is diverse in land use whilst providing ample natural open space 
throughout the Precinct. 
 

M27 

M4 
Umdloti  

High density hilltop 
development 

Low density 
development Node 1 

Iconic 
Structure 
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The hilltop development proposed as part of the Precinct plan has been designed to follow the 
natural topography i.e. having clustered higher buildings on the hilltops and then progressively lower 
buildings and densities down the hills. By introducing this technique the topography of the area is 
not lost and emphasis is placed on the natural features due to the wide green corridors (Figure 5). 
The aim of this approach was to retain the natural character of the area and provide an open feel to 
the development 

 
Figure 5: View of Node 5 showing densities ( Source: Iyer Rothaug Collaborative ) 

 
In order to further enhance the quality of the area, Moreland proposes incorporating flowing green 
corridors by planting trees and having water bodies throughout the development (Figure 7). A 
landscaping / rehabilitation plan has been drafted and addresses specific areas such as: 
 

·  The restoration of grasslands and rehabilitation of the N2 buffer zone;  

·  The restoration of valleys, including wetlands;  

·  River edge and wetland zone; 

·  Protecting and enhancing the M4 buffer zone; and 

·  The protection of the existing forest and extending the forest matrix. 

As mentioned previously, Moreland identified six sites with iconic potential, with the reasoning 
being that an iconic structure on each hilltop may provide each area with a sense of place and 
identity and provide a means of orientating oneself in the environment. The iconic structures will be 
the highest structures in the Precinct and are, hence, located away from the residential areas to avoid 
nuisance such as shadows (Figure 6). The iconic structures and their associated heights would be 
dependent on the flight paths of the new proposed airport as well as the by-laws of the eThekwini 

High 
density 

Lower 
densities 
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Municipality.  

 

 
Figure 6: View of Node 1 and 5 showing iconic struc ture locations ( Source: Iyer Rothaug 

Collaborative ) 

 
Various options are still being investigated in terms of architectural design and preliminary examples 
thus far include good “African” architecture as seen in the Constitution Court, Johannesburg, 
Gauteng and the use of an iconic structure in Melrose Arch with a South African identity. The 
architects propose to keep the theme of the Precinct local and would prefer to use South African 
materials and more specifically the use of those within the Durban area. Furthermore the use of 
colour palettes and clip-ons will be adjusted to the environment within which the building is being 
constructed and to then design the building accordingly. 
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4 Analysis of the Magnitude of the Visual Impact 

4.1 Visual concerns raised during public involvemen t 
 
The following table provides a summary of the issues that were raised during the public involvement 
component of the Scoping Phase of the EIA. 

Table 3: Visual issues raised during Scoping 

                                              Issue s Raised 

1.  ·  In terms of the general approach to development, one major concern is that the proposal is to 
have major development on every available hill top. 

·  The proposed hilltop approach to the development will require assessment in terms of visual 

impact, form, design etc, particularly in terms of how it relates to the natural environmental 
system. A fairly ‘hard’ urban form/ lifestyle is proposed in these hilltop areas compared to the 

‘lighter’ form proposed for development within/ adjacent to the forest. 

2.  ·  The appropriateness of developing on the skyline. As an alternative, look at developing at the 
head of catchment areas below the skyline.  

3.  ·  Maximum heights should be kept to 4 storeys. Development is already on the hilltops therefore 

keep buildings lower. 

·  1-2 storey residences (i.e. low to medium densities) would be fine on hilltops but not 4-6 storeys 
or office blocks. 

·  Four storeys should be the maximum, six is too high. 

4.  ·  Development in the south, near the river will result in the loss of views from the Ohlanga River 

inland. 

5.  Overshadowing of Umdloti South residential area. 

6.  What are the proposed densities and how will they impact on the viewsheds? 

7.  While in principle there is no problem with the concept of the family resort and a public area west 

of the M4 and north of the estuary, potential impacts on the estuary including visual impacts will 
need to be assessed and mitigated. 

The following section outlines the assessment that was done to determine the magnitude of the 
visual impact for the proposed Sibaya Precinct. Visual impacts associated with the proposed 
development were identified and the cumulative impact assessed. 

4.2 Impact Analysis 

Various factors were considered in the assessment, including: 

·  visual exposure or the “viewshed”; 

·  visibility and viewing distance; 

·  visual absorption capacity;  

·  line of sight; 

·  integrity with existing landscape / townscape; and 
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·  viewer sensitivity. 
 
These elements are all discussed in detail below as part of the visual assessment strategy. 

4.2.1 Visual exposure (Viewshed) 

Visual exposure is determined by the zone of visual influence or the “viewshed”. A viewshed is a 
subset of a landscape unit and is the topographically defined area that includes all the major 
observation sites from where the proposed development will be visible. The boundary of the 
viewshed connects high points in the landscape and demarcates the zone of visual influence.  

In order to put the following section in context, a clear distinction must be made between a 
“viewpoint” and a “viewshed”. 

i) Viewpoint: A viewpoint is used as a reference point in a map to mark a position from which a 
view is tested. This point represents a location from where a person will have a view of the 
development. 

ii) Viewshed: A viewshed is a raster image created using viewpoints. The viewshed indicates places 
which are visible and those that are not. Therefore creating a viewshed would enable desktop 
studies to be possible before entering the field.  

A viewshed for each development node has been calculated for areas identified to be potentially 
sensitive to the visual impact of the development. The viewshed for each node was created by the 
derivation of a triangulated irregular network (TIN) using a 2m contour layer of the area as the input 
layer. The TIN (Figure 1) provides a visual representation of the elevation of the area and provides 
the base layer on which the buildings are extruded by using their lateral heights in metres. A three-
dimensional spatial analysis tool was used to calculate the areas from where the development would 
be visible.  
 
It must be noted that the heights of existing buildings and trees and other vegetation are not included 
in the calculation of the viewshed. It is, therefore, important to bear in mind that the proposed 
development will not be visible from all points within the viewshed as views may be obstructed by 
visual elements such as built structures and/or (as is more common in this area) local variations in 
vegetation and topography. The sensitive areas that were identified included: 
 
·  The Ohlanga lagoon area at Bronze Beach, due to its memorable natural vistas and popularity 

with holiday makers. The Umdloti beach area was also investigated due to the possibility of 
high buildings obstructing the horizon view looking west (inland); 

·  The scenic M4 main road providing access to Durban, Umhlanga, Umdloti, La Mercy and 
Ballito, especially between Umhlanga and the proposed Sibaya Precinct. The N2 National 
Highway is important as a route corridor, although not as scenic as the M4;  

·  The residential areas of Umdloti, Umhlanga and Verulam.to investigate if any visual obstruction 
would occur; and 

·  The river valley area of the Ohlanga River.  
 
The Mdloti river valley was found not to be impacted on.  
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Overall, the most sensitive areas with the highest probability of being impacted on are the south and 
south-eastern areas of the property / Precinct which include the Ohlanga Lagoon and the M4 
between the Hawaan Forest and the Ohlanga Lagoon bridge. Considering the above, the affected 
viewshed area is judged as being regional as it extends further than 3km from the site. 
 
Based on the area of influence it was possible to narrow the scope and identify key view points for 
further analysis. This is explained in further detail in the next section. 
 

4.3 Viewing distance and visibility 

The distance of a viewer from the proposed development is an important determinant of the 
magnitude of the visual impact. This is due to the visual impact of an object diminishing / 
attenuating as the distance between the viewer and the object (development) increases. Three basic 
distance categories can be defined: 

·  Foreground: The zone in which details such as colour, texture and form can be appreciated. 
The Foreground is defined as a vista within 1 km of the viewer. Objects in this zone are highly 
visible unless obscured by other landscape features, existing structures or vegetation. 

·  Middleground: The zone which occupies the area “between” detail and indistinct colour and 
line discernment, defined as between 1 km and 2 km distant. Objects in this zone can be 
classified as visible to moderately visible unless obscured by other elements within the 
landscape. 

·  Background: This zone stretches from 3 km to the point from where the development can no 
longer be seen. Background views are discerned by means of line and colour. Texture and form 
are generally not seen. Objects in this zone can be classified as marginally visible to not visible. 

The distance radii from each site in 1km, 2km and 3km intervals are illustrated in Figure 7. In 
general, the foreground and middleground visibility of the proposed Precinct is decreased by the 
undulating topography, as well as the dunes especially east of the site. This is further moderated by 
the existing Casino and Entertainment World, natural vegetation and forest plantations to the south 
and south-east of the site. Should future developments proceed on the open spaces / sugar cane farms 
to the north and west of the site, these would moderate the impact compared to no development in 
the area. 

As can be seen from the figure, Stanger, Umhlanga and La Mercy fall predominantly in the 
background zone and, as such, considering the undulating topography, the proposed development is 
very unlikely to be discerningly visible from these areas. 

A range of view points were selected1 around the Precinct in order to provide an indication of the 
potential visibility of the proposed development. The view points are illustrated in Figure 7 and 
discussed in Table 4. The criteria used to determine the visibility are as follows: 

 

                                                      
1 Viewpoints were selected from as many different strategic or common locations (such as major roads, beaches, lagoons oand 

residential areas) as were accessible and also aimed to included viewpoints from a variety of directions. 
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Table 4: Visibility Criteria 

Not Visible Marginally Visible Visible Highly visible 

Proposed development 
can not be seen 

Proposed development is 
only just visible / partially 
visible (usually in 
background zone) 

Proposed development is 
visible although parts may be 
partially obscured (usually in 
middleground zone) 

Proposed development 
is clearly visible 
(usually in foreground 
or middleground zone)  

 

 
Figure 7: Viewpoints and viewing distance 

 

CBD

Hillside 
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4.3.1 Analysis 

A site visit was undertaken to the selected viewpoints illustrated in Figure 7 and the findings are 
summarised in Table 5. The findings were also modelled using “line of sight”. 
 
Table 5: Visibility from view points looking toward s Precinct 

View 
Point 

Buffer 

(km) 

Location and Viewing 
Direction  

Rating 

VP 1 2-4 From the Umhlanga board 
walk near Bronze beach 
looking northwards. 

The development will be marginally visible on 
the horizon, the current view will not be 
significantly changed. Development is too far 
to make any significant impact.  

VP 2 2-4 From Umhlanga Bronze 
beach looking northwards.   

The development is not visible from this point 
of the beach due to the high sand dunes. 

VP 3 2-4 From Umhlanga Bronze 
beach looking in a north-
easterly direction.   

The development is not visible from this point 
of the beach due to the high sand dunes. 

VP 4 2-4 From Umhlanga Bronze 
beach looking in a north-
westerly direction.   

The development is visible, however, the M4 is 
between the viewer and the development. The 
viewpoint is approx 1km away from the 
Precinct centre. 

VP 5 2-4 From Umhlanga Bronze 
beach looking in a north-
easterly direction.   

The development is visible however the M4 is 
between the viewer and the development. The 
viewpoint is approx 1km away from the 
Precinct centre. 

VP 6 2-4 From the M4 bridge 
looking west 

The development is visible. This is mitigated by 
a short travelling distance of 50m at 80km/h. 

VP 7 2-4 From Milkwood Road in 
Umhlanga looking north 
east. 

The development is marginally visible. The 
Hawaan Forest will hide a section of the 
development. 

VP 8 2-4 From Flat in Lagoon 
Drive  

The development is visible. The Hawaan Forest 
as well as the Sibaya Casino can be seen from 
this location. 

VP 9 0-2 From the south of Umdloti 
looking north-west. 

The development is not visible. The high 
developed dune will block the view towards the 
proposed development. 

VP 10 0-2 From Umdloti beach 
looking in a westerly 
direction.  

The development is not visible. There is a line 
of high scattered trees blocking the 
development and existing building structures. 

VP 11 0-2 From Umdloti beach 
looking north-west.  

The development is not visible. There is a line 
of high scattered trees blocking the 
development and existing building structures 

VP 12 0-2 From the South beach 
turning circle in Umdloti 
looking westwards. 

The development is marginally visible. The 
turning circle is vegetated with mature palm 
trees, and the MR 96 which joins the turning 
circle, is vegetated with trees which block the 
majority of the development. 

VP 13 0-2 Travelling south on North 
beach road looking in a 
south westerly direction. 

The development is not visible due to the road 
being close to high apartment buildings on the 
west-side of North Beach Road. 

VP 14 0-2 Travelling south on North 
Beach road looking in a 
south- westerly direction. 

The development is not visible due to the road 
being close to development on the west-side of 
North Beach Road. 

VP 15 2-4 On the MR96 travelling to 
Umdloti looking south-
west. 

The development is not visible due to the 
presence of high trees along the MR 96. The 
westerly embankment is also quite high. 
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VP 16 0-2 On the MR 96 bridge 
looking south-east. 

The development is highly visible.  

VP 17 0-2 On the MR 96 bridge 
looking in south-wester. 

The development is highly visible.  

VP 18 0-2 On the N2 travelling south 
looking south east. 

Development is visible. Development plans 
indicate that the section next to the N2 will be 
vegetated. Impact reduced by high travelling 
speeds and shortened exposure. 

VP 19 0-2 On the N2 travelling south 
looking eastwards.  

Development is visible. Development plans 
indicate that the section next to the N2 will be 
vegetated. Impact reduced by high travelling 
speeds and shortened exposure. 

VP 20 0-2 On the N2 travelling north 
looking north- east. 

Development is visible. Development plans 
indicate that the section next to the N2 will be 
vegetated. Impact reduced by high travelling 
speeds and shortened exposure times. 

VP 21 4-6 On the N2 travelling 
north, looking north-east. 

The development is not visible due to a hill east 
of the development. 

VP 22 4-6 South-east of Verulam 
looking south-east. 

Development is marginally visible, however 
being 4km away from the development no clear 
distinctions can be made, e.g. building colour 

VP 23 4-6 In La Mercy on the M4 
looking southwards. 

The development is not visible due to a series 
of hill tops in the direction path 
 

Overall Rating Visible 

 
In order to verify if the development would be visible from selected key locations, a line of sight 
analysis was used to determine the visibility of the Precinct. The lines of sight for the selected 
locations are illustrated in Figure 8 to Figure 12.  
 
The lines on the drawing must be interpreted in terms of a viewer looking towards the Precinct with 
each line representing visible and non-visible areas. The green sections of the line represent those 
areas that the viewer will be able to see and the red lines illustrate the areas that are not visible to the 
viewer, mainly due to the undulating topography. Existing vegetation and man-made structures are 
excluded from this analysis, and therefore represents the worst case scenario. 
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Figure 8: Viewpoint / line of sight from Umdloti 

From Figure 8 it can be derived that the Umdloti residents would not be able to see the development 
in Node 5 from the beach. A small section would, however be visible from the turning circle area at 
the main entrance into Umdloti and the southernmost beach area (Figure 9). Another mitigating 
factor is that all houses in Umdloti face the sea and the steep dune is situated directly to the back of 
these residential areas. The forest vegetation at the top of the dune provides further screening to 
bathers. 

 

 

Figure 9: Viewpoint / line of sight from Umdloti so uth beach (Source: Iyer Rothaug 
Collaborative) 
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Figure 10: Viewpoint / line of sight from M4 lagoon  crossing 
 
In Figure 10 it can be seen that Forest 31 and the Mhlanga Forest, combined with the dune, provides 
screening to motorists travelling along the M4. The southern section of the Precinct, closest to the 
Mhlanga forest will be visible, but only for a few seconds for a person driving at 80km/h. The most 
aesthetic view at this intersection is from the M4 towards the ocean, and thereafter the forest on 
either side of the road which further contributes to the memorable vista of the area. 
 
The south western section of the Precinct will be visible from Bronze Beach as the Sibaya Casino is 
currently visible from this area. The eastern section of the Precinct would, however, not be visible to 
a person walking on the beach. 
 

U M D L O T I  U M D L O T I  

U m h l a n g aU m h l a n g a

B r o n z e  B e a c hB r o n z e  B e a c h

M4

1

2

4

5

�

Legend

Visible

Not visible



SRK Consulting  
Sibaya Visual Impact Assessment       Page 23 

JORD/jord 356080:/Reports/Visual Impact Assessment for SIBAYA Refractories, Apr. 11, 07, 12:41 PM                 March 2007 

 
Figure 11: Viewpoint / line of sight from N2 and MR  27 intersection 
 
Motorists at the N2 and the M27 intersection would be able to view the development but it would 
also be transient as they would be moving through the area. Most of the Precinct will be visible from 
the N2 which will be running parallel to it and the landscaping and green corridors will be visible at 
the level of the motorists with the denser and higher buildings closer to the hilltops, thereby 
attempting to further provide an aesthetic view to motorists. 
 

 
Figure 12: Viewpoint / line of sight from MR 27 
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It is evident that Node 4 and Node 5 will be visible from the MR 27, which is the main entrance into 
Umdloti, and the main link between the proposed Precinct, M4 and N2 highway. The rest of the 
development will be hidden by the Node 4 and Node 5 developments on the two adjacent northern 
hilltops. 
 

4.3.2 Summary of results 

The visibility rating for the site from the various view points is summarised in the table overleaf.  
Overall, the visibility was rated as being visible, as the proposed development will be visible from a 
number of view points along the N2 Highway, M4 north and Bronze Beach areas. However, the 
development is not likely to be visible from the residential area of Umdloti or from the Umhlanga 
main beach due to the topography of the dune system. 
 

 



SRK Consulting  
Sibaya Precinct Visual Impact Assessment         Page 25 

JORD/jord 356080:/Reports/Visual Impact Assessment for Sibaya Precinct Apr. 11, 07, 12:41 PM March2007 

4.4 Visual Absorption Capacity 

The Visual Absorption Capacity (VAC) is the potential for the area to conceal the proposed 
development. Factors contributing to the VAC include: 

·  Topography and vegetation that is able to provide screening and increase the visual absorption 
capacity of a landscape;  

·  The degree of urbanisation compared to open space. A highly urbanised landscape is better able 
to absorb the visual impacts of similar developments; 

·  An interrelated landscape comprising a unified environment, i.e. industrial character; and 

·  The scale and density of surrounding developments. 
 
In terms of the Sibaya Precinct, the development will follow the shape of the topography. Higher 
buildings are planned around iconic structures which would absorb the first few storeys. The 
development densities will become lower toward the valleys. The Precinct has been planned as to 
group building structures together, thereby contributing to emphasising natural corridors. 
 
For this site, visual absorption will be provided by: 

·  The highly undulating topography (both natural and man-made) in the area; 

·  Colour schemes and building style of the proposed buildings; 

·  The existing surrounding development in Umdloti and Umhlanga as well as the Sibaya Casino; 

·  The southern Hawaan Forest and Forest 31; 

·  The clusters of trees, bushy vegetation (both indigenous and invasive alien species) and 
residential gardens that provide some screening, particularly for lower structures; and 

·  Berms and dense vegetation along some sections of the M4 and the proposed water features 
along the N2. 

 
The visual absorption capacity is rated as moderate although some screening of the development is 
provided by the undulating topography, clustered trees, bushy vegetation and water features.  The 
absorption capacity has a high potential of concealing the development or absorbing it but the 
proposed hilltop developments lowers the VAC as less absorption is provided. 

4.5 Landscape / townscape compatibility 

Landscape or townscape compatibility refers to the compatibility of the proposed development with 
the existing landscape and townscape. The landscape / townscape compatibility of the proposed 
development was rated based on the following criteria: 

Table 6: Landscape / townscape compatibility rating  criteria 

High  Moderate  Low  

The development: 

·  Is consistent with the existing 
land use of the area; 

·  Is highly sensitive to the natural 
environment; 

·  Is consistent with the urban 
texture and layout; 

The development: 

·  Is moderately consistent with 
the existing land use of the area; 

·  Is moderately sensitive to the 
natural environment; 

·  Is moderately consistent with 
the urban texture and layout; 

The development: 

·  Is not consistent with the 
existing land use of the area; 

·  Is not sensitive to the natural 
environment; 

·  Is very different to the urban 
texture and layout; 
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·  The buildings and structures are 
congruent / sensitive to the 
existing architecture / buildings; 
and 

·  The scale and size of the 
development is similar to what 
exists. 

·  The buildings and structures are 
moderately congruent / 
sensitive to the existing 
architecture / buildings; and 

·  The scale and size of the 
development is moderately 
similar to what exists. 

·  The buildings and structures are 
not congruent / sensitive to the 
existing architecture / buildings; 
and 

·  The scale and size of the 
development is different to 
what exists. 

Given that the Precinct is proposed in a relatively undeveloped area, with the exception of the Sibaya 
Casino and Entertainment World, which only comprise a small section of the overall area, the 
development will not be coherent / consistent with the current landscape. However, given the 
proposed architectural design and landscaping of the development, the Precinct has the potential to 
be moderately sensitive to the environment.  

If the planned future development mentioned in the Draft Scoping Report compiled by GAEA for 
the EIA, proceeds on the sites around the proposed site, especially across the N2 and La Mercy, the 
visual characteristics of the proposed Precinct will be consistent and integrate well with what is 
being proposed.  

The landscape/townscape integrity rating for the Precinct is rated as moderate-low based on its 
current visual inconsistency with the character of the surrounding environment. Further development 
around the site would likely result in a moderate- high landscape integrity rating. 

4.6 Sensitivity of viewers 

The sensitivity of viewers is determined by the number of viewers and by how likely they are to be 
impacted upon. It is also dependent on their perception of the area and their ability to adapt to 
changes in their environment and can include how frequently they are exposed to the view. 

Potential viewers of the development include the following: 

·  Motorists driving along the M4 and N2 highway; 

·  Residents residing in Umhlanga and Umdloti; 

·  Tourists and people on holiday in the area; and 

·  People engaging in recreational activities such as sunbathing on the beach, hiking through the 
forest and river valleys. 

4.6.1 Motorists 

The most sensitive viewers of the site are the motorists, driving along the M4 and N2 highway. 
Motorists are generally not considered to be as affected by visual impacts as, for example, residents 
or people on foot. This is because they are generally traveling fast and the impact on them is more 
temporary or transient. However, given the location of the Precinct along the M4, which is deemed 
to be an important corridor in terms of tourism, these viewers can be considered most sensitive.  
People traveling north and south between between Umhlanga and Ballito.on the N2 generally have a 
consistent view of fields of sugar cane. The proposed development is distinctly different / 
contrasting to the dominant landscapes in both directions and will, therefore, have a visual impact. 
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4.6.2 Residents 

The residential areas of Umhlanga and Umdloti will be affected, but only marginally, mainly due to 
the steep dunes alongside the shoreline. The northern section of the Umhlanga Ridge residential 
suburb will be able to see the development, although this view is short-lived, as the areas in between 
are to be developed in the near future. The most sensitive viewers in terms of residents will be 
owners and tenants of high-rise apartment blocks, looking towards the Hawaan Forest who will lose 
their natural horizon. This sensitivity of the visual impact is, however, mitigated by distance. 

4.6.3 Tourists and holidaymakers 

Another sensitive area will be the beach area at the Ohlanga Lagoon mouth as the river valley 
provides a view inland, towards the proposed Precinct. Although cane fields are not attractive they 
do add to the flow of the natural vistas and still provide some degree of aesthetic view. People hiking 
at the northern edge of the Hawaan Forest will also have their views altered significantly. This 
should, however, be mitigated by the transition strip comprising the Ohlanga River and adjacent 
wetland area. 

Taking the above into consideration, the overall sensitivity of the viewers for the site is rated as 
moderate due to the existing Sibaya Casino and related infrastructure as well as the development 
plans for the broader area. Moreland and their architects are aware that the development would be 
visible and have, therefore, incorporated numerous factors into the development proposal to enhance 
the visual quality of the Precinct and make it aesthetically pleasing, whilst retaining the natural 
features of the area. 

4.7 Magnitude of impact summary 

Based on the above criteria, the magnitude of the visual impacts has been rated. The table below is a 
summary of the criteria and ratings for the development. 
 

Table 7: Magnitude of cumulative visual impacts 

Criteria Ranking current site Ranking (Precinct) 

Visual quality of environment  Low Medium 

Visual exposure Area Specific Regional 

Visibility Marginally Visible Visible 

Visual absorption capacity Low Moderate 

Visual integrity Moderate-low High 

Viewer sensitivity Low Moderate 

 

5 Response to IAP Concerns and Mitigation 

Mitigation is key to ensure that any potential issues are addressed and that the development is 
aesthetically pleasing. Furthermore, mitigation measures have been incorporated into the design and 
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architecture of the buildings. The following table provides responses to the concerns raised by IAPs 
during Scoping. These responses include mitigation where necessary. 

 

Table 8: Responses to IAP concerns 

Issue Response 

·  In terms of the general approach to 

development, one major concern is that 
the proposal is to have major 

development on every available hill top. 

·  The proposed hilltop approach to the 
development will require assessment in 

terms of visual impact, form, design etc, 

particularly in terms of how it relates to 

the natural environmental system. A 

fairly ‘hard’ urban form/ lifestyle is 
proposed in these hilltop areas compared 

to the ‘lighter’ form proposed for 

development within/ adjacent to the 

forest. 

·  High density development is restricted to 

hilltops to retain the natural characteristics of 
the area. Lower density development towards 

low lying areas emphasises natural features 

such as wetlands, forests and natural green 

corridors. Furthermore, the assessment found 

that the hilltop developments are unlikely to 
significantly obstruct any sensitive views. In 

order to further enhance the quality of the 

area, Moreland proposes incorporating 

flowing green corridors by planting trees and 
having water bodies throughout the 

development. 

·  See Section 3.4. 

·  The appropriateness of developing on the 
skyline. As an alternative, look at 

developing at the head of catchment areas 

below the skyline.  

·  Developing the head of the catchment areas 
would not allow for transition zones between 

the development and natural features. It would 

also disrupt natural green corridors which may 
lead to the development having a more solid 

and dense city-like appearance. The shape of 

the natural environment will be lost by 

implementing this approach. 

·  The assessment found that due to the 

prominent dune system and undulating 

topography the hilltop developments are 
unlikely to significantly obstruct any sensitive 

views.  

·  Maximum heights should be kept to 4 

storeys. Development is already on the 
hilltops therefore keep buildings lower. 

·  1-2 storey residences (i.e. low to medium 

densities) would be fine on hilltops but 
not 4-6 storeys or office blocks. 

·  Four storeys should be the maximum, six 

is too high. 

·  Building heights will dependant on influences 

beyond the control of Visual Impact 
Assessment recommendations as they relate to 

future flight paths and the bylaws of the 

eThekwini Municipality.  

·  Building heights were found not to conceal any 
significant views. 

 

·  Development in the south, near the river 
will result in the loss of views from the 

Ohlanga River inland. 

·  Provision has been made in the design to ensure 
a buffer zone between the developed areas and 

the forests and to keep the building densities 

low in this area. This would provide some 
progressive mitigation although the views 
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Issue Response 

inland would still be altered. 

·  Overshadowing of Umdloti South 
residential area. 

·  See section 3.4 and Figure 6 

·  What are the proposed densities and how 

will they impact on the viewsheds? 

·  See section 3.4 

·  High density development is restricted to 
hilltops to retain the natural characteristics of 

the area. Lower density development towards 

low lying areas emphasises natural features 
such as wetlands, forests and natural green 

corridors. The buildings does not alter the 

viewsheds significantly. 

·  While in principle there is no problem 
with the concept of the family resort and a 

public area west of the M4 and north of 

the estuary, potential impacts on the 

estuary including visual impacts will need 
to be assessed and mitigated. 

·  This will be incorporated into the architectural 
design. Colour and building material must be 

kept natural and local to preserve the natural 

identity of the area. The buildings of the resort 

must preferably be kept below tree canopy 
height. 

 

Although not evaluated specifically, mitigation will also be required during the construction phase of 
the project in order to minimize the visual impacts that may arise at that stage. Only effective, 
economically feasible, appropriate and visually acceptable mitigation measures are recommended 
and these should form part of an Environmental Management Plan (EMP) to be implemented should 
the project be approved.  
 

The following mitigation measures are recommended: 

·  As much of the natural vegetation as possible should be retained and all berms and soil 
stockpiles should be immediately vegetated to both reduce visual impact and wind and water 
erosion; 

·  A canopy cover should be continued along the M4 to reduce the immediate visual impact of the 
Precinct and to keep the vista consistent with that when travelling next to the Mhlanga Forest 
and Forest 31; 

·  Visual screening should be erected at strategic points around the development site during 
construction to minimise the visual impact and potential accidents on the motorists whilst 
travelling past the Precinct; 

·  The building colours should be kept earthy and natural and be consistent with the architectural 
recommendations; 

·  Anti-glare materials should be used for buildings adjacent to the M27, M4 and N2; 

·  Litter and dust management measures should be in place at all times; 

·  Fires should not be allowed on-site and burning of waste should be avoided at all times; 

·  The entire site should be kept neat and tidy at all times; 

·  Except for the required aviation lighting, outdoor lighting should be focussing towards the 
landscaping to detract the focus from the building structures;  
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·  Where unavoidable, outdoor lighting should be as unobtrusive as possible. Reflectors can be 
used to avoid light spillage and low level lighting should be used for footpaths and parking 
areas; 

·  External signage should be kept to a minimum and where possible attached to structures to 
avoid free-standing signs in the landscape; and 

·  It must be noted that the most effective mitigation measure to reduce the visual impact of the 
proposed development would be to blend the proposed development into the existing landscape. 

6 Conclusions and Findings  
 
The visual impact assessment has revealed that the area has a relatively low visual quality and a 
strongly defined sense of place, characterised by sugar cane cultivation and recreational activities 
associated with holiday towns. Given the undulating topography and the height and size of the 
proposed development, the proposed Precinct will be moderately visible to visible. However, the 
architectural design and urban development layout incorporates measures that aim to enhance the 
visual character, quality and sense of place of the area.  
 
The findings of the study can be summarised as follows:  
 
1. The people that would be most sensitive to the development would be residents of Umdloti 

travelling in and out of the area and people travelling on the M4. The impact is, however, 
transient in nature. 

2. The buildings, including iconic structures will be marginally visible from limited areas in 
Umdloti such as the turning circle and the southern beach; 

3. Some structures comprising the Precinct would be slightly visible in the skyline from Umhlanga, 
4. Based on the current development plan and a brief assessment, shadows will not reach any 

residential houses in Umdloti due to their heights and the forest buffer strip between Umdloti 
and the proposed precinct. It is the responsibility of the developers to ensure that no shadows 
reach the residential areas of Umdloti should the building types, layout or heights change. 

5. The visual exposure is further than 3km. The visibility from residential areas is reduced by the 
undulating topography of the area as well as natural features such as the forests and dunes. 

6. Visual absorption will be provided by the development as it will be following the natural 
topography and become less dense to the lower areas ie become absorbed by the surrounding 
vegetation. Hilltop development ensures flowing green corridors, which enhance the natural 
features of the development. 

7. Most residents or “receptors” will be screened from the visual impact of the proposed Precinct or 
will only experience transient visual impacts. 

8. Although not analysed specifically, the cumulative visual impact of the Precinct is likely to 
contribute further to the new character of the Umhlanga-Ballito area.  

9. The visual impact at the site is regarded as being acceptable due to planned development such as 
the King Shaka Airport and Dube Tradeport proposed in the area.  

 
 
 



SRK Consulting  
Sibaya Precinct Visual Impact Assessment         Page 31 

JORD/jord 356080:/Reports/Visual Impact Assessment for Sibaya Precinct Apr. 11, 07, 12:41 PM March2007 

7 References 
1. Crawford, D. (1994) Using remotely sensed data in landscape visual quality assessment, 

Landscape and Urban Planning. 30: 17-81 

2. EPD (Environmental Planning and Design). (2004) Proposed Development of Tata Steel 

Ferrochrome Smelter, Richards Bay – Specialist Aesthetics Study.  

3. Lynch, K. (1992) Good City Form, The MIT Press, London. 

4. Oberholzer, B. and Meirelles Lawson Architects. (2002) Proposed Optic Fibre Plant, 

Heartland Site, Somerset West – Visual Impact Assessment. SRK Consulting. 

5. SRK Consulting. (2006) Environmental Scoping Report for a Proposed Fusion Plant in 

Richards Bay. Report No.: 356080/2 

6. SRK Consulting. (2006) Visual Impact Assessment for a Proposed Development of a 

Bleached Chmi Thermo Mechanical Pulp Mill, Richards Bay, KwaZulu-Natal. Report No.: 

VIA/333858 

7. The Macaulay Institute: Visual Impact Assessment. Available[On-line] : 

http://www.mluri.sari.ac.uk/ccw/task-three/via.html  

 



SRK Consulting  
Sibaya Precinct Visual Impact Assessment         Page 32 

JORD/jord 356080:/Reports/Visual Impact Assessment for Sibaya Precinct Apr. 11, 07, 12:41 PM March2007 

SRK Report Distribution Record 

Complete this form and include it as the final page for each copy of the report produced. 
 

Report No. 372767/VIA/Revision 3-Final 

 

Copy No. 3 

 

Name/Title Company Copy Date Authorised by 

Ms. D. Donkin GAEA 1 23 March 2007 R. Stow 

     

     

     

 

Approval Signature:  

This report is protected by copyright vested in SRK Consulting. It may not be reproduced or 
transmitted in any form or by any means whatsoever to any person without the written permission of 
the copyright holder, SRK. 

 


