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

Introduction and Scope of Report

Moreland Developments (Pty) Ltd. proposes develppire Sibaya Precinct into five development
nodes which will include areas for residential, coencial, conservation, sports, recreation and
resorts. The site proposed for the developmenbéatéd between the towns of Umhlanga and
Umdloti and comprises mostly undulating sugar dand and a small section of the Hawaan Forest
in the southern section of the property.

An Environmental Impact Assessment (EIA) currertlging undertaken by the Environmental
Assessment Practitioners (EAPs), GAEA Projects (@AEhas identified a range of potential
impacts, including the potential visual impact loé tdevelopment on the surrounding environment.
SRK Consulting (SRK) was, therefore, appointed B\EA to undertake a specialist Visual Impact
Assessment (VIA) for the proposed development whithinform the EIA.

This study considers the magnitude of the visuglaion of the proposed development with primary
visual concerns related to the magnitude and sigmi€e of the views of the development from the
M4 Highway used by tourists, and the views from WtidUmhlanga and Hawaan Forest.

This study aims to determine if the development laalter the visual environment and if this
change would be acceptable in light of the scalh@fdevelopment and the mitigation incorporated
into the architecture and layout of the Precinct.

Partners MJ Braune, JM Brown, JAC Cowan, CD Dalgliesh, T Hart, PR Labrum, LGA Maclear, RRW McNeill, HAC Meintjes, | Cape Town +27 (0) 21 659 3060
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Terbrugge, KM Uderstadt, DJ Venter, HG Waldeck, A Wood East London +27 (0) 43 748 6292
Directors  AJ Barrett, PR Labrum, BJ Middleton, MJ Morris, PE Schmidt, PJ Terbrugge, MB Zungu, S Mayekiso Harare +263 (4) 496 182
Associates JCJ Boshoff, SA McDonald, DM Duthe, R Gardiner, WA Naismith, JP Odendaal, VM Simposya, D Visser, | Johannesburg +27 (0) 11 4411111
AC White, AC Woodford Pietermaritzburg +27 (0) 33 345 6311
Consultants  AC Burger, BSc (Hons); IS Cameron-Clarke, PrSci Nat, MSc; JH de Beer, PrSci Nat, MSc; GA Jones, PrEng, | Port Elizabeth ~ +27 (0) 41 581 1911
PhD; WD Ortlepp, PrEng, Meng; TR Stacey, PrEng, DSc; OKH Steffen, PrEng, PhD; RJ Stuart, PrTech Eng, GDE; | Pretoria +27 (0) 12 361 9821
DW Warwick, PrSci Nat, BSc (Hons) Rustenburg +27 (0) 14 594 1280
Corporate Shareholder: Kagiso Enterprises (Pty) Lt  d o ig?
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1.2

Terms of reference

The purpose of the VIA is to assess the visual otgp@entified in the EIA and to propose measures
to mitigate any adverse visual impacts associatiéld tive development on the surrounding visual
environment.

More specifically, the terms of reference were to:

Describe existing visual character and visual qualf the area and compare this against the
development proposal;

Review relevant planning and future developmenpgsals in the area;

Spatially assess the broader area of influencedgnmof digital modelling;

Determine the magnitude of the visual impact; and

Present mitigation measures and findings.

Methodology

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

The Draft Scoping Report and preliminary VIA conthatfor the project by Mr. J. Marshall were

reviewed,

The comments and concerns raised by IAPs werewedi¢o ensure a holistic approach to the
VIA;

A preliminary desktop topographic analysis of theeaa was undertaken using an ESRI
Geographic Information System (GIS) three dimeralisoftware package;

Areas that would possibly view the development weeatified by viewsheds;

A site visit was undertaken to the area to asdespliysical environment and ground-truth the
viewshed;

Viewpoints were generated in a GIS;

Three dimensional modelling was used to explairtapegraphy and related issues;

An analysis was undertaken to determine rifagnitude of the visual impacts of the proposed

development incorporating an analysis and synttadgise 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 stakdard on 8 February 2007 to present and
discuss the preliminary VIA results; and

A specialist report (this report) was prepared iscukss the findings of the visual impact
assessment.

JORD/jord
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1.3

1.4

Approach to assessment

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

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

This report is intended to be read in conjunctioithwhe Environmental Scoping Report, the
architectural design, the proposed Precinct laptant and the other specialist studies for the ptoje

Assumptions and limitations

The following assumptions and limitations are petit:

The information (including design, layout and heigi the building structures) supplied by
GAEA, Moreland and the architect is assumed to dmurate and current (i.e. no updated
information);

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

The area surrounding the Sibaya Casino is knownt®rundulating topography and for a
person of average height, the developed site willvisible through open spaces and valley
lines;

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

The VIA attempts to address the issues raised glahi@ public involvement process of the EIA
and as highlighted in the scoping report. It isuagsd that all IAPs have been notified of the
proposed development and that they have been mbvite opportunity to comment on the
project;

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

The layout plan indicates cadastral boundaries aoid building footprints. The building
footprints would be smaller than the cadastral lolauies.

JORD/jord
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2

2.1

Description of the Project Environment

Visual character

Visual character is descriptive and non-evaluatibjch implies that it is based on defined
attributes that are neither good nor bad. Vishalracter consists of an area’s unique or important
public view corridors, vistas, or natural or bditatures. A change in visual character cannot be
described as having positive or negative attributd# it is compared with the viewer’s response to
that change.

The proposed Precinct will be located between tBenighway in the west and the Mhlanga Forest
and Forest 31 in the east and, between the Hawa@stFand the Ohlanga River in the south and
Main Road (MR 96) to Mdloti and Tongaat in the ho(see Figure 1). The Sibaya Casino and
Entertainment Kingdom (Casino), which became ojmarat in 2004, is situated in the centre of the
Precinct area.

A new interchange was established on the N2, phoyidonvenient access to the Casino. Access
was also provided by connecting the M4 to an acoesd and a service station was constructed at
the M4 intersection at the time of the Casino depelent.

INDIAN OCEAN

Legend

Elevation
236.222 - 266

Umhlanga ¢ ‘Umhlanga Lagaon 206 444 - 236 222

I 176667 - 206.444

I 145889 - 176 667
N I 117111 - 146889
W‘%%E [ 87333 - 117111
¥ B 57556 - 87.333
27778 -57.556
1.700 3.400 Meters AT

i L ! 1 1 | 1 ! 1 |
Figure 1: Site Location and Topography Map
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The Sibaya Precinct is proposed to be developashdnlating land currently utilised for sugar cane
cultivation.

The existing areas in close proximity to the SibByecinct have various land uses, which include:
The Umdloti River which is situated approximatekn2north of the Precinct site;
The residential area of Umdloti which is locateghadnt to the north-east corner of the Precinct
site;
The Mhlanga Forest and “Forest 31” which compribesarea between the Indian Ocean and
the Precinct site to the east;
The town of Umhlanga Rocks which is situated appnaxely 2-3km to the south of the
Precinct site with the Hawaan Forest and OhlangarRiituated between the Precinct site and
Umhlanga,;
The town of Verulam approximately 10km inland asdbicated to the west of the Precinct site.

The towns of Umdloti and Umhlanga Rocks are poptlaiday destinations for both local and
international visitors. Most of the beaches indhea are popular with bathers and are maintained by
the eThekwini Municipality. Recreational activitiaee provided by the natural environment such as
hiking trails through the Hawaan Forest and aldreg®@hlanga and Mdloti Rivers / Lagoons, deep-
sea fishing, diving, scuba-diving and kite-boardihgese towns also have a typical holiday-modern
town character, with hotels, beachfront accommodashopping centres and suburban landscapes.

Both Umhlanga and Umdloti are located at the bottdina prominent and relatively steep dune
system, running parallel to the coastline. The dgmstem fulfils the function of separating
Umhlanga from the major N2 highway and the new taentre which comprises the Gateway
Shopping Centre, car dealerships and office bugldint is expected that the steep dune to the west
of Umdloti will fulfil the same function, therebyeparating Umdloti from the Precinct which may
contribute to Umdloti maintaining its own uniqueacéicter.

Although numerous development initiatives are umdgrin Umhlanga Rocks, they are separated
from the Precinct area by the Hawaan Forest an®tiianga River, and hence these developments
do not significantly influence the character of tAeecinct. The development of the Casino and
associated infrastructure has altered the prewioagticultural character of the area. The area is
relatively large and hence, the effect lessensres roove further away from the centre of the

Precinct (i.e. the Casino).

The larger industrial development areas are siluapproximately 10km to the south-west, and do
not influence the current character of the propoBeecinct area. The area to the north of the
proposed Precinct has a rural-agricultural charagig¢o the Mdloti River.

Based on the above the area proposed for the Btexirrently has atunstructured” open space
character which can be attributed to the undulating areandiley in with the surrounding sugar
cane and forest areas which are interspersed witirmade infrastructure such as roads, service
station and the Sibaya Casino and EntertainmentidVdhe area earmarked for the Precinct is
demarcated and cut-off from the surrounding argasohds on three of the four boundaries, two

JORD/jord
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being main roads.

There are also a number of major commercial andsimigl developments planned for the La Mercy
area to the north of the Precinct area, includhmgy ¢onstruction of the King Shaka International
Airport and Dube Trade Port as well as the devebainof ancillary infrastructure associated with
the airport. This and other proposed developmergdikely 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 wdwiess, intactness and unity present in the viewshed
This approach to evaluating visual quality can distp identify specific methods for mitigating
specific adverse impacts that may occur as a refaliproject.

Aesthetic value is an emotional response deriveih four experiences and perceptions. As such, it
is subjective and difficult to quantify in absoluterms. Studies in perceptual psychology have
shown that humans prefer landscapes with higheptdaty and quality (Crawford, 1994).

Landscape quality can be said to increase when:

Topographic ruggedness and relative relief increase

Water forms are present;

Diverse patterns of grasslands and trees occur;

Natural landscape increases and man-made landdeapeases; and
Where land use compatibility increases.

The surrounding natural environment enhances theal/guality of the area. These include:

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

The Mdloti and Ohlanga lagoons to the north andrsoespectively;

The sea and coastline; and

The rural nature of the wider landscape with fopgantations and small local undulations in
the topography.

The immediate landscape surrounding the SibayanGaand Entertainment World comprises
sugarcane and roads and currently hlmsvavisual quality compared to the surrounding area which
includes forest areas, lagoons, rivers and beaches.

JORD/jord 356080:/Reports/Visual Impact Assessment for Sibaya Precinct, Apr. 11, 07, 12:41 PM March 2007
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2.3

Sense of place

Our sense of a place depends not only on spatial émd quality but also on culture, temperament,
status, experience and the current purpose of bisereer (Lynch, 1992). Central to the idea of
‘sense of place’ oGenus Locis identity. An area will have a stronger senselate if it can easily
be identified, that is to say if it is unique anidtishict from other places. Lynch defines ‘sense of
place’ as “the extent to which a person can recmor recall a place as being distinct from other
places — as having a vivid or unique, or at legstréicular, character of its own” (Lynch, 1992:1.31

Currently the site is associated with the Sibayaif@aas the “memorable” feature by motorists
travelling on the N2 and M4 highways. Due to theests travelled, the motorists are not exposed to
the area for a long time and therefore the senpéaoé for the site igansient and rated as low

In terms of the sense of place for the wider atke,towns of Umdloti and Umhlanga can be

described as being active holiday towns and thezefiave a strong holiday sense of place. The
impetus of Umhlanga Rocks, as a suburb of Durbas,ghifted slightly from a holiday destination

to an active economic hub sparked mainly by theslbgaments of La Lucia Ridge, Umhlanga Ridge

and the Gateway shopping centre. These developrhawes led to other ancillary developments

such as car dealerships and other commercialtinéga The sense of place for people living and
working in Umhlanga has shifted to that of a moderrctional town.

The lower Umhlanga Rocks adjacent to the coastiineell separated from the town centre by a
prominent ridge and this has led to Umhlanga Rbeech front keeping its holiday destination flair.
Umdloti has the same potential as Umhlanga to é@pes an independent multifunctional town due
to the prominent dune / ridge which separatesdahielential area and the proposed Precinct. Umdloti
still has a destination sense of place associatiidasnoliday town.

JORD/jord
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3

3.1

Description of the Proposed Development

The Sibaya Precinct is based on the concept of ‘®aeet Living” (OPL) Ten Principles, thereby

striving to promote sustainable development. Theseiples are: Zero Carbon, Sustainable Water,
Zero Waste, Natural Habitats and Wildlife, Susthiearransport, Culture and Heritage, Local &

Sustainable Materials, Equity and Fair Trade, Loaad Sustainable Food and Health and
Happiness.

The Precinct is 850 ha in size which is a relajivalge development and would be more visible
than a housing complex. For this reason, as opptsédding the development, the development
planners and the architect investigated ways irclvlthe development could be designed to be
visually pleasing while preserving the natural eowment. These ideas were incorporated into the
design and are highlighted in this report as phitt® visual appraisal.

Precinct overview

The proposed 850 hectare Precinct consists ofrfddes including residential, commercial, offices
and recreational / entertainment developments (Eigu The following table presents a summary of
the information pertaining to the contribution efcé 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 8 49.
Movement Corridors 248 29.2
TOTAL 850 100.0

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

Furthermore, six areas in the Precinct have beemtifted to have iconic potential, i.e. 10-15 store
structures / buildings are proposed for these .skesir of the sites are located next to the N2
highway and two sites are located at the centrésode 5 and Node 1 respectively. The exact nature
of these structures has not been decided on yeit, islenvisaged that they would be tall and narro

JORD/jord
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structures with higher and denser buildings sparednd it. The building densities will subside as
development progresses down the hills, thereby asigimg the natural corridors.

The current environmentally sensitive areas sudheforests, wetlands and natural habitats will be
preserved, incorporated into the development ahdhitated where necessary. The majority of the
low lying and valley areas in the Precinct haverbekentified as being environmentally sensitive
and this allows for an abundance of natural opacepin and between the nodes. Most of the nodes
are separated by natural corridors. The five nagesliscussed in further detail below.

3.2 Composition of Nodes

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

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

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

- High and medium density residential/mixed is tesbattered throughout the Precinct;

- Resorts in nodes one and two; and

- Recreation/entertainment facilities in nodes oretao.

Figure 2:  Development Nodes

From Table 2 overleaf it can be seen that 955 lmotehs and 6000 residential units are proposed for
the Precinct, each with a strategic location baseits use.
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3.21

Table 2: Breakdown Summary of Nodes

Residential

Node | Commer/ Mixed Use / Office Hotel Rooms (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 psegoland development / use layout in the
development plan (see urban design report and €&@jur

Node 1

Node 1 is positioned in the eastern part of theiRee immediately adjacent to Umdloti and the
Mhlanga Forest. The node will be composed of lowedimm and high density residential,

commercial, resorts / hotels, and recreationaltéréainment zones. The highest buildings in this
node will be the high density residential and roteghich will be in the centre of the node and will
be approximately 4-6 storeys high. The commeradalezalong the lower western boundary of the
node has elevated heights of between 2 and 3 stoféye lower buildings are positioned towards
the eastern corner of the node with heights of 2 $toreys. An iconic structure is proposed for the

centre of this node. Furthermore a cricket oval smccer field are proposed for the area north of
Node 1.

M4

Figure 3: Oblique view of Nodel ( Source: lyer Rothaug Collaborative )
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3.2.2

3.2.3

3.24

3.2.5

Node 2

Node 2 is positioned in the south western corngeh@fPrecinct and will cover the largest area ef th
6 nodes. This node comprises the most hotel roat@®) (of the Precinct and will further be
composed of low, medium and high density resident@anes and commercial and
recreational/entertainment zones. The highly chestduildings will be positioned in the northern
and central zones of the node comprise buildingwden 4 and 6 storeys high. Iconic structures are
proposed to be constructed in the centre of theseclusters. Lower buildings are proposed for the
south-eastern portion of the node due to the nlaserssitivity of this area and to reduce the visual
impact on people hiking in the Hawaan Forest.

Node 3

Node 3 will be positioned in the south-easterniporof the Precinct and will be composed of low,
medium and high density residential zones includngesort. The higher storey buildings are
positioned in the western portion of the node (hdghsity residential zones) and the lower elevated
buildings are positioned in two strips running had south within the node.

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

Node 4

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

Node 5

Node 5 is positioned in the north-eastern portibthe precinct just inland from Umdloti North. The
node will be composed of low, medium and high dgnsésidential zones in addition to a hotel.
Medium density residential zones will make up thajarity of the node. One iconic structure is
proposed in the centre of this node. The lower itlenresidential zone and the hotel will be
positioned in the south to provide a transitionebdetween the Precinct and Umdloti and retain the
flowing natural corridor.
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3.3

3.4

_ Iconic
Low density Structure
development Node 1

'
mdloti
‘/U M4

High density hilltop
development

M27

Figure 4: Oblique view of Node 5 ( Source: lyer Rothaug Collaborative )

Factors influencing location

Various factors were investigated to determinedpemal use of the land in terms of current land
use and future requirements in the area. Curré¢héylargest portion of the land is used for sugar
cane cultivation. The agricultural soils in thigien are poor, specifically the area east of the M4
and hence, Moreland decided that an alternative les®, other than sugar cane cultivation, could
render the land more valuable.

Another factor that influenced Moreland’'s decisiovas the newly proposed King Shaka
International Airport and Dube Trade Port, whichulebbe approximately ten minutes away from
the proposed Precinct. This would lead to furthesillry development in the area and render the
value of the site higher. Furthermore this Preciaaasily accessible from the N2 and M4 and is
adequate to accommodate the proposed project layoufuture developments.

Precinct layout design and architecture

The undulating topography of the area and the imcatf open spaces in valley areas were main
factors influencing the layout design of the Pretias only 21% of the total area are developable
and, hence, restricted mainly to the hilltops ardstopes. In addition, Moreland and the design

team is of the opinion that the proposed hilltopedepment is a way to arrest urban sprawl of the
city by developing a precinct that is diverse indause whilst providing ample natural open space
throughout the Precinct.
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The hilltop development proposed as part of theciRee plan has been designed to follow the
natural topography i.e. having clustered higheldigs on the hilltops and then progressively lower
buildings and densities down the hills. By introihgcthis technique the topography of the area is
not lost and emphasis is placed on the naturalfesitdue to the wide green corridors (Figure 5).

The aim of this approach was to retain the nattinaracter of the area and provide an open feel to
the development

High
density

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

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

The restoration of grasslands and rehabilitatiothefN2 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 extendigforest matrix.

As mentioned previously, Moreland identified sixesi with iconic potential, with the reasoning
being that an iconic structure on each hilltop mpagvide each area with a sense of place and
identity and provide a means of orientating oneisethe environment. The iconic structures will be
the highest structures in the Precinct and areséndacated away from the residential areas todavoi
nuisance such as shadows (Figure 6). The icoructsties and their associated heights would be
dependent on the flight paths of the new proposgum as well as the by-laws of the eThekwini
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Municipality.
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Node 1 Node 5

Residential
Area

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

Various options are still being investigated imierof architectural design and preliminary examples
thus far include good “African” architecture as rsge the Constitution Court, Johannesburg,
Gauteng and the use of an iconic structure in Melrdrch with a South African identity. The
architects propose to keep the theme of the Prietnal and would prefer to use South African
materials and more specifically the use of thostniwithe Durban area. Furthermore the use of
colour palettes and clip-ons will be adjusted te émvironment within which the building is being
constructed and to then design the building acogili
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4

4.1

4.2

Analysis of the Magnitude of the Visual Impact

Visual concerns raised during public involvemen t

The following table provides a summary of the isstiat 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 developmerg, mmajor concern is that the proposal is| to
have major development on every available hill top.

- The proposed hilltop approach to the developmetfitrefjuire assessment in terms of visual
impact, form, design etc, particularly in termstafw it relates to the natural environmental
system. A fairly ‘hard’ urban form/ lifestyle is gosed in these hilltop areas compared to|the
‘lighter’ form proposed for development within/ adgnt to the forest.

2. - The appropriateness of developing on the skyline.aA alternative, look at developing at the
head of catchment areas below the skyline.

=

3. - Maximum heights should be kept to 4 storeys. Dguelent is already on the hilltops therefd
keep buildings lower.

e

- 1-2 storey residences (i.e. low to medium dengitiesuld 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 resulthe loss of views from the Ohlanga River
inland.

Overshadowing of Umdloti South residential area.

What are the proposed densities and how will thgact on the viewsheds?

While in principle there is no problem with thencept of the family resort and a public area west
of the M4 and north of the estuary, potential inipaan the estuary including visual impacts will

need to be assessed and mitigated.

The following section outlines the assessment wag done to determine timeagnitude of the
visual impact for the proposed Sibaya Precinct.usisimpacts associated with the proposed
development were identified and the cumulative ichpasessed.

Impact Analysis

Various factors were considered in the assessimehiding:

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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421

viewer sensitivity.

These elements are all discussed in detail belquadf the visual assessment strategy.

Visual exposure (Viewshed)

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

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

I) Viewpoint: A viewpoint is used as a reference point in a ntamark a position from which a
view is tested. This point represents a locatioomfrwhere a person will have a view of the
development.

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

A viewshed for each development node has been lagdufor areas identified to be potentially
sensitive to the visual impact of the developm@iie viewshed for each node was created by the
derivation of a triangulated irregular network (Jldsing a 2m contour layer of the area as the input
layer. The TIN (Figure 1) provides a visual reprgagon of the elevation of the area and provides
the base layer on which the buildings are extruaedsing their lateral heights in metres. A three-
dimensional spatial analysis tool was used to taeuhe areas from where the development would
be visible.

It must be noted that the heights of existing bodd and trees and other vegetation are not indlude
in the calculation of the viewshed. It is, therefoimportant to bear in mind that the proposed
developmentvill not be visible from all points within the vieshedas views may be obstructed by
visual elements such as built structures and/ofs(asore common in this area) local variations in
vegetation and topography. The sensitive areastbia identified included:

The Ohlanga lagoon area at Bronze Beach, due todtaorable natural vistas and popularity
with holiday makers. The Umdloti beach area was a@lsestigated due to the possibility of
high buildings obstructing the horizon view lookiwgst (inland);

The scenic M4 main road providing access to Durthdmhlanga, Umdloti, La Mercy and
Ballito, especially between Umhlanga and the predoSibaya Precinct. The N2 National
Highway is important as a route corridor, althongh as scenic as the M4;

The residential areas of Umdloti, Umhlanga and \&en.io 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 impattan.
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4.3

Overall, the most sensitive areas with the higpesibability of being impacted on are the south and
south-eastern areas of the property / Precinct twhiclude the Ohlanga Lagoon and the M4
between the Hawaan Forest and the Ohlanga LagadgebrConsidering the above, the affected
viewshed area is judged as beregional as it extends further than 3km from the site.

Based on the area of influence it was possibleatoow the scope and identify key view points for
further analysis. This is explained in further détathe next section.

Viewing distance and visibility

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

Foreground: The zone in which details such as colour, textur@ f@rm can be appreciated.
The Foreground is defined as a vista within 1 knthefviewer. Objects in this zone are highly
visible unless obscured by other landscape feateresting structures or vegetation.
Middleground: The zone which occupies the area “between” detall iadistinct colour and
line discernment, defined as between 1 km and 2distant. Objects in this zone can be
classified as visible to moderately visible unlesisscured by other elements within the
landscape.

Background: This zone stretches from 3 km to the point from rehhe development can no
longer be seen. Background views are discerneddanmof line and colour. Texture and form
are generally not seen. Objects in this zone casldssified as marginally visible to not visible.

The distance radii from each site in 1km, 2km akd 3ntervals are illustrated in Figure [h
general, the foreground and middleground visibitfythe proposed Precinct is decreased by the
undulating topography, as well as the dunes edpeeiast of the siteThis is further moderated by

the existing Casino and Entertainment World, natuegetation and forest plantations to the south
and south-east of the site. Should future developsngroceed on the open spaces / sugar cane farms
to the north and west of the site, these would maidethe impact compared to no development in
the area.

As can be seen from the figure, Stanger, Umhlangh laa Mercy fall predominantly in the
background zone and, as such, considering the atiugyltopography, the proposed development is
very unlikely to be discerningly visible from theseeas.

A range of view points were selecteatound the Precinct in order to provide an indicabf the
potential visibility of the proposed developmenheTview points are illustrated in Figure 7 and
discussed in Table 4. The criteria used to detegrifia visibility are as follows:

! Viewpoints were selected from as many differenatsggic or common locations (such as major roadaches, lagoons oand
residential areas) as were accessible and alsadoriacluded viewpoints from a variety of directfo
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Table 4: Visibility Criteria

Not Visible Marginally Visible Visible Highly visible
Proposed development | Proposed developmentis | Proposed development is Proposed development
can not be seen only just visible / partially | visible although parts may be | is clearly visible

visible (usually in partially obscured (usually in | (usually in foreground
background zone) middleground zone) or middleground zone)

Figure 7: Viewpoints and viewing distance
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4.3.1 Analysis

A site visit was undertaken to the selected viewgmoillustrated in Figure 7 and the findings are

summarised in Table 5. The findings were also nfedelsing “line of sight”.

Table 5: Visibility from view points looking toward s Precinct
View | Buffer Location and Viewing Rating
Point (km) Direction

VP 1 2-4 From the Umhlanga boajdThe development will benarginally visibleon
walk near Bronze beadgnhthe horizon, the current view will not e
looking northwards. significantly changed. Development is too far

to make any significant impact.

VP 2 2-4 From Umhlanga Bronzg The development igot visiblefrom this point
beach looking northwardd. of the beach due to the high sand dunes.

VP 3 2-4 From Umhlanga Bronzp The development isot visiblefrom this point
beach looking in a northy of the beach due to the high sand dunes.
easterly direction.

VP 4 2-4 From Umhlanga Bronzg The development igisible, however, the M4 is
beach looking in a northy between the viewer and the development. Fhe
westerly direction. viewpoint is approx 1km away from the

Precinct centre.

VP 5 2-4 From Umhlanga Bronzg The development isisible however the M4 ig
beach looking in a northy between the viewer and the development. The
easterly direction. viewpoint is approx 1km away from the

Precinct centre.

VP 6 2-4 From the M4 bridgg The development igisible This is mitigated by
looking west a short travelling distance of 50m at 80km/h.

VP 7 2-4 From Milkwood Road ir] The development ignarginally visible The
Umhlanga looking nortl] Hawaan Forest will hide a section of the
east. development.

VP 8 2-4 From Flat in Lagoof The development igisible The Hawaan Foregt
Drive as well as the Sibaya Casino can be seen from

this location.

VP 9 0-2 From the south of Umdlo}i The development is notisible The high
looking north-west. developed dune will block the view towards the

proposed development.

vP 10 | 0-2 From Umdloti beaclh The development isot visible There is a ling
looking in a WesterI;l of high scattered trees blocking the
direction. development and existing building structures|

vP 11 | 0-2 From Umdloti beaclh The development isot visible There is a ling
looking north-west. of high scattered trees blocking the

development and existing building structures|
vP 12 | 0-2 From the South beadhThe development isnarginally visible. The
turning circle in Umdloti] turning circle is vegetated with mature pajm
looking westwards. trees, and the MR 96 which joins the turnal:g
circle, is vegetated with trees which block te
majority of the development.

vP 13 | 0-2 Travelling south on North The development iaot visibledue to the road
beach road looking in llbeing close to high apartment buildings on fhe
south westerly direction. | west-side of North Beach Road.

VvP 14 | 0-2 Travelling south on North The development isot visibledue to the road
Beach road looking in § being close to development on the west-sid¢ of
south- westerly direction.] North Beach Road.

VP15 | 24 On the MR96 travelling t¢ The development isot visible due to the
Umdloti looking south4 presence of high trees along the MR 96. The
west. westerly embankment is also quite high.
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vP 16 | 0-2 On the MR 96 bridgt The development iBighly visible.
looking south-east.
vP 17 | 0-2 On the MR 96 bridg¢ The development isighly visible.
looking in south-wester.
vP 18 | 0-2 On the N2 travelling south Development isvisible Development plan
looking south east. indicate that the section next to the N2 will pe
vegetated. Impact reduced by high travelljng
speeds and shortened exposure.
vP 19 | 0-2 On the N2 travelling south Development isvisible Development plan
looking eastwards. indicate that the section next to the N2 will pe
vegetated. Impact reduced by high travelljng
speeds and shortened exposure.
vP 20 | 0-2 On the N2 travelling north Development isvisible Development plan
looking north- east. indicate that the section next to the N2 will pe
vegetated. Impact reduced by high travelljng
speeds and shortened exposure times.
vP21 | 46 On the N2 travellind The development isot visibledue to a hill eas
north, looking north-east.| of the development.
vP22 | 46 South-east of Verulah Development ismarginally visible however
looking south-east. being 4km away from the development no clpar
distinctions can be made, e.g. building colou
vP23 | 46 In La Mercy on the M4 The development isot visibledue to a seriep
looking southwards. of hill tops in the direction path

Overall Rating

Visible

In order to verify if the development would be hisi from selected key locations, a line of sight
analysis was used to determine the visibility of ®recinct. The lines of sight for the selected
locations are illustrated in Figure 8 to Figure 12.

The lines on the drawing must be interpreted imseof a viewer looking towards the Precinct with
each line representing visible and non-visible swr8de green sections of the line represent those
areas that the viewer will be able to see anddtdines illustrate the areas that are not vidibléne
viewer, mainly due to the undulating topographyisimng vegetation and man-made structures are
excluded from this analysis, and therefore repitsstbie worst case scenario.
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UMDLOTI

Legend

Not visible
Visible

Figure 8: Viewpoint / line of sight from Umdloti

From Figure 8 it can be derived that the Umdlagidents would not be able to see the development
in Node 5 from the beach. A small section wouldyéeer be visible from the turning circle area at
the main entrance into Umdloti and the southernnbesich area (Figure 9). Another mitigating
factor is that all houses in Umdloti face the sed the steep dune is situated directly to the lmdick
these residential areas. The forest vegetatioheatdp of the dune provides further screening to

bathers.

Figure 9: Viewpoint / line of sight from Umdloti so uth beach (Source: lyer Rothaug
Collaborative)
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UMDLOTI

Legend

Not visible
Visible

Figure 10: Viewpoint / line of sight from M4 lagoon crossing

In Figure 10 it can be seen that Forest 31 andiftiianga Forest, combined with the dune, provides
screening to motorists travelling along the M4. Hoaithern section of the Precinct, closest to the
Mhlanga forest will be visible, but only for a feseconds for a person driving at 80km/h. The most
aesthetic view at this intersection is from the Mwards the ocean, and thereafter the forest on
either side of the road which further contributeshie memorable vista of the area.

The south western section of the Precinct will Isible from Bronze Beach as the Sibaya Casino is
currently visible from this area. The eastern sectf the Precinct would, however, not be visilole t
a person walking on the beach.
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Figure 11: Viewpoint / line of sight from N2 and MR 27 intersection

Motorists at the N2 and the M27 intersection wolbkdable to view the development but it would
also be transient as they would be moving throbgharea. Most of the Precinct will be visible from
the N2 which will be running parallel to it and tledscaping and green corridors will be visible at
the level of the motorists with the denser and éighuildings closer to the hilltops, thereby
attempting to further provide an aesthetic viewntatorists.

Figure 12: Viewpoint / line of sight from MR 27
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4.3.2

It is evident that Node 4 and Node 5 will be visifilom the MR 27, which is the main entrance into
Umdloti, and the main link between the proposectifce, M4 and N2 highway. The rest of the

development will be hidden by the Node 4 and Node&elopments on the two adjacent northern
hilltops.

Summary of results

The visibility rating for the site from the variowsew points is summarised in the table overleaf.
Overall, the visibility was rated as beinpible, as the proposed development will be visible fiaiom
number of view points along the N2 Highway, M4 hodand Bronze Beach areas. However, the
development is not likely to be visible from thesidential area of Umdloti or from the Umhlanga
main beach due to the topography of the dune system
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4.4  Visual Absorption Capacity

The Visual Absorption Capacity (VAC) is the potehtfor the area to conceal the proposed
development. Factors contributing to the VAC inéud

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

The degree of urbanisation compared to open spakighly urbanised landscape is better able
to absorb the visual impacts of similar developraent

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

The scale and density of surrounding developments.

In terms of the Sibaya Precinct, the developmetitfaliow the shape of the topography. Higher
buildings are planned around iconic structures twhieould absorb the first few storeys. The
development densities will become lower toward vhleys. The Precinct has been planned as to
group building structures together, thereby contiity to emphasising natural corridors.

For this site, visual absorption will be provided b

The highly undulating topography (both natural amgh-made) in the area;

Colour schemes and building style of the proposeldiings;

The existing surrounding development in Umdloti &irdhlanga as well as the Sibaya Casino;
The southern Hawaan Forest and Forest 31;

The clusters of trees, bushy vegetation (both Ewligs and invasive alien species) and
residential gardens that provide some screeningcpkarly for lower structures; and

Berms and dense vegetation along some sectiortsedfd and the proposed water features
along the N2.

The visual absorption capacity is ratedvazderate although some screening of the development is
provided by the undulating topography, clusteregdr bushy vegetation and water features. The
absorption capacity has a high potentiélconcealing the development or absorbindut the
proposed hilltop developments lowers the VAC as &ssorption is provided.

4.5 Landscape / townscape compatibility

Landscape or townscape compatibility refers tocthmpatibility of the proposed development with
the existing landscape and townscape. The landscéapenscape compatibility of the proposed
development was rated based on the following caiter

Table 6: Landscape / townscape compatibility rating criteria

High Moderate Low

The development: The development: The development:
Is consistent with the existing | - Is moderately consistent with | - Is not consistent with the
land use of the area; the existing land use of the aref; existing land use of the area;
Is highly sensitive to the naturg| - Is moderately sensitive to the | - Is not sensitive to the natural
environment; natural environment; environment;
Is consistent with the urban . Is moderately consistent with | - Is very different to the urban
texture and layout; the urban texture and layout; 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 a
not congruent / sensitive to the

existing architecture / buildings;

and

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

@

4.6

4.6.1

Given that the Precinct is proposed in a relativelgeveloped area, with the exception of the Sibaya
Casino and Entertainment World, which only comprsamall section of the overall ardhg
development will not be coherent / consistent viltke current landscape. Howeveiyven the
proposed architectural design and landscapingefivelopment, the Precinct has the potential to
be moderately sensitive to the environment.

If the planned future development mentioned inBinaft Scoping Report compiled by GAEA for
the EIA, proceeds on the sites around the propsisedespecially across the N2 and La Mercy, the
visual characteristics of the proposed Precinct b8l consistent and integrate well with what is
being proposed.

The landscape/townscape integrity rating for thecict is rated asnoderate-lowbased on its
current visual inconsistency with the charactethefsurrounding environment. Further development
around the site would likely result imaoderate-high landscape integrity rating.

Sensitivity of viewers

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

Potential viewers of the development include tHi®fang:

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 sucBusathing on the beach, hiking through the
forest and river valleys.

Motorists

The most sensitive viewers of the site are the rnisitp driving along the M4 and N2 highway.
Motorists are generally not considered to be asctdfl by visual impacts as, for example, residents
or people on footThis is because they are generally traveling fadtthe impact on them is more
temporary or transientowever, given the location of the Precinct along M4, which is deemed

to be an important corridor in terms of tourismedé viewers can be considered most sensitive.
People traveling north and south between betweehlaimga and Ballito.on the N2 generally have a
consistent view of fields of sugar cane. The predosievelopment is distinctly different /
contrasting to the dominant landscapes in bottctiines and will, therefore, have a visual impact.
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4.6.2

4.6.3

4.7

5

Residents

The residential areas of Umhlanga and Umdloti éllaffected, but only marginally, mainly due to
the steep dunes alongside the shoreline. The morextion of the Umhlanga Ridge residential
suburb will be able to see the development, althdbis view is short-lived, as the areas in between
are to be developed in the near future. The massithee viewers in terms of residents will be
owners and tenants of high-rise apartment blodakihg towards the Hawaan Forest who will lose
their natural horizon. This sensitivity of the vagumpact is, however, mitigated by distance.

Tourists and holidaymakers

Another sensitive area will be the beach area @atQhlanga Lagoon mouth as the river valley
provides a view inland, towards the proposed Potcilthough cane fields are not attractive they
do add to the flow of the natural vistas and ptilvide some degree of aesthetic view. People tikin
at the northern edge of the Hawaan Forest will &igee their views altered significantly. This

should, however, be mitigated by the transitiompstomprising the Ohlanga River and adjacent
wetland area.

Taking the above into consideration, the overatisgievity of the viewers for the site is rated as
moderatedue to the existing Sibaya Casino and related strinature as well as the development
plans for the broader area. Moreland and theiriciis are aware that the development would be
visible and have, therefore, incorporated numefacrs into the development proposal to enhance
the visual quality of the Precinct and make it laestally pleasing, whilst retaining the natural
features of the area.

Magnitude of impact summary

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

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

Response to IAP Concerns and Mitigation

Mitigation is key to ensure that any potential esware addressed and that the development is
aesthetically pleasing. Furthermore, mitigation sueas have been incorporated into the design and
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architecture of the buildings. The following talpieovides responses to the concerns raised by IAPs
during Scoping. These responses include mitigatioare necessary.

Table 8: Responses to IAP concerns

Issue Response

- In terms of the general approach |to High density development is restricted |to
development, one major concern is that hilltops to retain the natural characteristics|of
the proposal is to have major the area. Lower density development towards
development on every available hill top. low lying areas emphasises natural featyres

. The proposed hilltop approach to the Such as wetlands, forests and natural green
development will require assessment|in corridors. Furthermore, the assessment found
terms of visual impact, form, design etc, that the hilitop developments are unlikely |to
particularly in terms of how it relates fo Significantly obstruct any sensitive views. n
the natural environmental system. |A order to further enhance the quality of the
fairly ‘hard’ urban form/ lifestyle is areéa, Moreland proposes incorporating
proposed in these hilltop areas compared flowing green corridors by planting trees and
to the ‘lighter form proposed foy having water bodies throughout the
development within/ adjacent to the development.
forest. - See Section 3.4.

o

- The appropriateness of developing on the Developing the head of the catchment arpas
skyline. As an alternative, look at would not allow for transition zones betwegn
developing at the head of catchment arpasthe development and natural features. It would
below the skyline. 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 hy
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 sensitiye
views.

- Maximum heights should be kept to|4 Building heights will dependant on influences
storeys. Development is already on the beyond the control of Visual Impact
hilltops therefore keep buildings lower. Assessment recommendations as they relate to

. 1-2 storey residences (i.e. low to mediym future flight paths and the bylaws of the
densities) would be fine on hilltops bt €Thekwini Municipality.
not 4-6 storeys or office blocks. - Building heights were found not to conceal any

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

- Development in the south, near the riyer Provision has been made in the design to ensure
will result in the loss of views from the a buffer zone between the developed areas|and
Ohlanga River inland. the forests and to keep the building densities

low in this area. This would provide some

progressive mitigation although the vieyws
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Issue Response

inland would still be altered.

- Overshadowing of Umdloti South- See section 3.4 and Figure 6
residential area.

wil

- What are the proposed densities and howSee section 3.4

| they impact on the viewsheds? - 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.

pu

to

- While in principle there is no problem- This will be incorporated into the architectural
with the concept of the family resort and a design. Colour and building material must |be

blic area west of the M4 and north |of kept natural and local to preserve the natural

the estuary, potential impacts on the identity of the area. The buildings of the resprt
estuary including visual impacts will need must preferably be kept below tree cangpy

be assessed and mitigated. height.

Although not evaluated specifically, mitigation halso be required during the construction phase of

the

project in order to minimize the visual impatiiat may arise at that stage. Only effective,

economically feasible, appropriate and visuallyegtable mitigation measures are recommended

and

these should form part of an Environmental Mangent Plan (EMP) to be implemented should

the project be approved.

The

following mitigation measures are recommended:

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

A canopy cover should be continued along the Mretluce the immediate visual impact of the
Precinct and to keep the vista consistent with wfan travelling next to the Mhlanga Forest
and Forest 31;

Visual screening should be erected at strategiotpcaround the development site during
construction to minimise the visual impact and pog accidents on the motorists whilst
travelling past the Precinct;

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

Anti-glare materials should be used for buildindgaeent to the M27, M4 and N2,

Litter and dust management measures should bade jait all times;

Fires should not be allowed on-site and burningaste should be avoided at all times;

The entire site should be kept neat and tidy atra#s;

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

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

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

Conclusions and Findings

The visual impact assessment has revealed thairé@e has a relatively low visual quality and a
strongly defined sense of place, characteriseduggarscane cultivation and recreational activities
associated with holiday towns. Given the undulatiogography and the height and size of the
proposed development, the proposed Precinct willnbderately visible to visible However, the
architectural design and urban development layocorporates measures that aim to enhance the
visual character, quality and sense of place ohtea.

The findings of the study can be summarised aevicl

1. The people that would be most sensitive to the Ideweent would be residents of Umdloti
travelling in and out of the area and people timglon the M4. The impact is, however,
transient in nature.

2. The buildings, including iconic structures will bearginally visible from limited areas in
Umdloti such as the turning circle and the southeach;

3. Some structures comprising the Precinct would ighty visible in the skyline from Umhlanga,

4. Based on the current development plan and a bsgéssment, shadows will not reach any
residential houses in Umdloti due to their heigimsl the forest buffer strip between Umdloti
and the proposed precinct. It is the responsibdityhe developers to ensure that no shadows
reach the residential areas of Umdloti should thiding types, layout or heights change.

5. The visual exposure is further than 3km. The \igjbfrom residential areas is reduced by the
undulating topography of the area as well as nbfesdures such as the forests and dunes.

6. Visual absorption will be provided by the develomtnas it will be following the natural
topography and become less dense to the lower &daescome absorbed by the surrounding
vegetation. Hilltop development ensures flowingegrecorridors, which enhance the natural
features of the development.

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

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

9. The visual impact at the site is regarded as beegptable due to planned development such as
the King Shaka Airport and Dube Tradeport propasdtie area.
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