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EXECUTIVE SUMMARY 

1. INTRODUCTION 

Country Club Holdings (Pty) Ltd (“the Applicant”) is proposing to subdivide Erf 177476, located off Boyes Drive, St James, 

into three portions with a larger upper remaining portion and two additional portions located lower down the slope (see 

Figure 1. In June 2017 the Applicant obtained approval from the City of Cape Town to build a house and a driveway on the 

upper portion of the erf. It should be noted that the driveway and service infrastructure are already in place.  

 

SLR Consulting (South Africa) (Pty) Ltd has been appointed by the Applicant as the independent Environmental Assessment 

Practitioner to undertake the Basic Assessment process for the proposed subdivision. The Basic Assessment process has 

been undertaken in terms of the relevant requirements of the Environmental Impact Assessment (EIA) Regulations 2014 

(Government Notice (GN) No. R982, as amended by GN No. 326) promulgated in terms of the National Environmental 

Management Act, 1998 (No. 107 of 1998), as amended (NEMA). Given that the required approvals for above-mentioned the 

house have already been obtained, the approved house and upper erf fall outside the scope of the Basic Assessment. 

 

It should be noted that an Application for Environmental Authorisation for the proposed project was initially submitted to 

the Department of Environmental Affairs and Development Planning (DEA&DP) on 7 January 2019. The public participation 

process was undertaken in respect to the Basic Assessment (BA) process, after which the final Basic Assessment Report 

(BAR) was submitted to DEA&DP on 8 April 2019. However, on 10 July 2019 the Application had to be withdrawn. In light of 

the above, the Applicant has now commenced with a new application process in terms of the EIA Regulations 2014 (as 

amended). 

 

On 21 February 2020, a new application to undertake a Basic Assessment process was submitted to DEA&DP.  As the project 

proposal still entails the proposed subdivision of Erf 177476, the public participation undertaken in respect to the initial 

Application is deemed by DEA&DP (confirmed in a meeting held on 8 July 2019) to still be relevant to the new Application 

and is thus regarded as a pre-application process for the purposes of this new application process.    

 

The draft BAR and Environmental Management Programme (EMP) was made available for a 30-day public review and 

comment period from 21 February to 23 March 2020 in order to provide I&APs and authorities the opportunity to comment 

on the proposed project and the draft BAR. Subsequently, the appointed heritage specialist withdrew the Heritage Impact 

Assessment report and a new specialist study had to be commissioned.  This report represents the updated Draft Basic 

Assessment Report which incorporates the findings of the new Heritage Impact Assessment specialist study. It should be 

noted that all significant changes to the draft BAR are underlined and in a different font (Times New Roman) to the rest of 

the text. 

 

The updated draft BAR is now being distributed for an additional 30-day review and comment period from 9 February to 

11 March 2021 in order to provide Interested and Affected Parties (I&APs) and authorities the opportunity to comment on 

the proposed project and the updated Draft BAR. Copies of the full report have been made available on the SLR website 

(www.slrconsulting.com/public-documents/country-club-holdings) and at https://slrpublicdocs.datafree.co/public-

documents/country-club-holdings, which is accessible from an internet-capable mobile phone without data charges. For 

comments to be included in the final BAR they should reach the offices of SLR no later than 11 March 2021 at the following 

contact details: 

 

SLR Consulting (South Africa) (Pty) Ltd 

Contact person: Candice Sadan 
 

5th Floor, Letterstedt House, Newlands on Main, Corner of Main and 

Campground Roads, Cape Town, 8001 
 

PO Box 798, Rondebosch, 7701   

Tel: (021) 461 1118/9 

E-mail: csadan@slrconsulting.com 
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FIGURE 1: PROPOSED LAYOUT PLAN.
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3. APPLICABILITY OF THE NEMA EIA REGULATIONS 

A Basic Assessment is required in terms of the Environmental Impact Assessment (EIA) Regulations 2014 (as amended), as 

the proposed project triggers the following listed activities: 

 

Listing Notice 1 - GN No. R983 of 2014, as amended by GN No. 327 Project Description 

19 The infilling or depositing of any material of more than 10 m³ 

into, or the dredging, excavation, removal or moving of soil, sand, 

shells, shell grit, pebbles or rock of more than 10 m³ from a 

watercourse … 

The future development of the subdivided 

portions would result in more than 10 m3 of 

material being removed / deposited from an 

unnamed watercourse traversing the site. 

Listing Notice 3 - GN No. R985 of 2014, as amended by GN No. 324 Project Description 

12.  The clearance of an area of 300 m2 or more of indigenous 

vegetation except where such clearance of indigenous vegetation 

is required for maintenance purposes undertaken in accordance 

with a maintenance management plan. 

(i)  In Western Cape:  

i. Within any critically endangered or endangered ecosystem 

listed in terms of section 52 of the NEMBA or prior to the 

publication of such a list, within an area that has been 

identified as critically endangered in the National Spatial 

Biodiversity Assessment 2004. 

The site is located within the mapped original 

extent of the Peninsula Sandstone Fynbos 

vegetation type which is listed as ‘endangered’ 

in terms of the “National list of ecosystems 

that are considered to be threatened and are 

in need of protection” (Government Notice 

R.1002 of 9 December 2011). 

 

4.  PROPOSED PROJECT 

 

It is proposed that the existing erf would be subdivided into three portions, with a larger upper remaining portion (for the 

approved house) and two additional portions located lower down the slope. It is proposed that a 10 m development setback 

buffer would be included along the eastern boundary of Portions 1 and 2, and an additional 10 m stormwater buffer (see 

below for additional detail) be included on the southern boundary of Portion 1. The approximate size of each subdivided 

portion would be as follows: 

• Portion 3 (the remainder of the erf) - 4 270 m2; 

• Portion 2 - 1 676 m2; and 

• Portion 1 - 2 140 m2. 

 

The driveway described above would be used to provide access to Portion 2, while Portion 1 would obtain access from Main 

Road via the existing servitude adjacent to the south-western section of the erf (closest to Main Road).  

 

The proposed 10 m development setback buffer along the eastern boundary of Portions 1 and 2 would accommodate a 

seasonal watercourse that traverses the property along the eastern boundary of the erf. At the bottom of the erf, the 

watercourse is channelled into an underground culvert via an existing headwall. The diverted water is conveyed off-site, 

under Main Road, and finally discharged into the sea. Evidence indicates that the stream has been diverted away from its 

original flow channel toward the existing headwall, thus creating a western and eastern arm of the watercourse on the 

lower part of the erf. 

 

The stream channel of the western arm is substantially deeper than that of the upper stream and shows signs of erosion 

and, just before it reaches the existing headwall, flows over a broad, almost flat area hardened by packed rock and builder’s 

rubble where no defined stream channel exists. The stream channel along the eastern arm is not well defined and 

excavations resembling terraces indicate that the historical watercourse had been previously filled in with the locally 

sourced fill material. Although evidence of flow exists in places, it is also clear that flow has been infrequent in recent years 

with much of the channel of the eastern arm being poorly defined and overgrown.  
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In order to facilitate the future development of subdivided Portion 1, it is proposed that the western arm of the seasonal 

watercourse is diverted (approximately 27 m in length) into its historical channel (i.e. the eastern arm) which runs along the 

eastern edge of the proposed Portion 1. The headwall would be located to a new position adjacent to the eastern boundary 

of the erf, located approximately 13 m from the lower boundary of Portion 1.  The new headwall would divert the 

watercourse into a new underground closed culvert to be located diagonally across Portion 1 in order to link into an existing 

underground culvert situated in the access servitude positioned on the western boundary of the lower portion of the overall 

erf. 

 

With respect to the provision of other services, it is proposed that potable water for the sub-divided portions would be 

obtained from the existing 315 mm diameter municipal water pipeline situated in Main Road. A water pipeline would be 

installed in the existing access servitude to service both portions. The planned supply capacity for the additional portions 

(in non-drought conditions) is estimated to be ± 2 400 l/day.  Sewerage for the two additional portions would connect to 

the existing sewer line in Main Road via a sewerage pipeline located in the existing access servitude from Main Road. The 

estimated sewage effluent flow from the two additional portions (in non-drought conditions) would be in the order of 

1 680 l/day.     

 

As there is a potential future owner for the future subdivided Portion 2, detailed designs of the proposed future house to be 

located on this portion are now available. However, as no such detail is available for the future house located on subdivided 

Portion 3 it would be subjected to the prescribed approval processes in place at the time.  

 

5. AFFECTED ENVIRONMENT 

The property is located below Boyes Drive with a narrow servitude located on the south-western section of the erf that links 

to Main Road. The topography of the site is steep, sloping from Boyes Drive down towards Main Road.  

 

An unnamed non-perennial watercourse traverses the erf and is located mainly along the eastern boundary of the site. 

Across the proposed Portion 1 it flows south-westward until it is channelled and discharged into an underground culvert via 

an existing headwall. This forms the so-called “western arm” of the watercourse. From the headwall, the flow is conveyed 

off-site, under Main Road, and discharged into the sea.  

 

Upstream from the point where the western arm enters the culvert, it appears that the watercourse has historically been 

diverted toward the culvert. A low wall of packed dry rock, repaired in recent years with sandbags, shows evidence that 

these efforts have been only partially successful. The presence of a historical channel along the eastern boundary of Portion 

1 (as indicated on some older mapping) was noted. This historical channel (referred to as the “eastern arm” of the seasonal 

watercourse) has been subjected to significant historical infilling and earthworks, and no longer flows. 

 

The site is located within the mapped original extent of the Peninsula Sandstone Fynbos vegetation type which is listed as 

‘endangered’ in terms of the “National list of ecosystems that are considered to be threatened and are in need of protection” 

(Government Notice R.1002 of 9 December 2011). Fieldwork undertaken by the botanical specialists confirms that the 

vegetation of the site is predominately representative of intact Peninsula Sandstone Fynbos with small areas considered to 

be disturbed to varying degrees. The intact vegetation grades into semi-intact vegetation where past disturbance is evident 

or where invasive alien species have outcompeted the natural vegetation. Invasive alien plants occur across the entire 

property but have not invaded to the point of comprising the overall ecological functioning. Alien species located on the site 

include Port Jackson Willow (Acacia saligna), stinkbean (Paraserianthes lophantha), Australian myrtle (Leptospermum 

laevigatum) and cluster pine (Pinus pinaster). It is noted by the Applicant that removal of alien vegetation management on 

the site has been ongoing throughout the duration of the Basic Assessment process.  

 

Notable indigenous species on the site include mature (possibly up to 100 years old) stands of Cape tree erica (Erica tristis), 

Cape saffron (Cassine peragua), bietou (Osteospermum moniliferum), Cape sumach (Osyris compressa), Passerina 

corymbosa, Phylica buxifolia, bloukoeniebos (Searsia glauca), blinktaaibos (Searsia lucida) and korentebos (Searsia 

tomentosa).  
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6. ENVIRONMENTAL IMPACT STATEMENT 

 

The majority of the impacts are expected to be of VERY LOW to LOW significance after mitigation. The possible unearthing 

of archaeological material (e.g. glass, ceramics, and accumulations of bone and ash dumps) during earthworks is deemed to 

be a LOW (POSITIVE) impact with the implementation of mitigation, as the possibility of uncovering such material would 

make it available for further study and contribute to the scientific community.  The development of the vacant portion of the 

erf would alter the landscape character of the area. As the intensity of this impact can be reduced by ensuring that the building 

controls to be implemented for the project ensure are in line with the overall landscape character of the broader area, the 

significance of this impacts is rated as LOW after mitigation. Socio-economic benefits related to potential employment 

opportunities are rated as LOW (POSITIVE) and VERY LOW (POSITIVE) during the construction and operational phases, 

respectively.  

 

The most substantive potential impact of the proposed project is the destruction of aquatic habitat associated with the 

proposed diversion of the western arm (approximately 27 m in length) of the seasonal watercourse over the lower part of 

Portion 1.  In addition, approximately 11 m2 of high-quality riparian vegetation would be lost, along with approximately 

140 m2 of riparian vegetation dominated by alien vegetation. As pointed out by the freshwater specialist, this western arm 

is likely to have been artificially created and that the original flow of the seasonal watercourse would have followed the 

historical eastern arm.  Thus, while the removal of the western arm of the seasonal watercourse would lead to a loss of 

aquatic habitat, the planned reinstatement and rehabilitation of the eastern channel would lead to an improved river 

corridor that stretches from the top to just above the bottom of the erf. The related impact was assessed to be of LOW 

significance with the implementation of mitigation. 

 

With respect to flood risks, it is understood that the neighbouring properties downstream of the erf have experienced 

flooding due to uncontained flow from the seasonal watercourse in the past. As the proposed new headwall and closed 

culvert would be designed to accommodate the anticipated flow volumes within the seasonal watercourse, in combination 

with a overland escape route and flood barrier to cater for abnormal rainfall events, or potential blockages of the closed 

culvert itself, future flooding of downstream properties would be mitigated. This is deemed to be a LOW (POSITIVE) impact. 

 

The Botanical specialist (see Appendix G1) noted that the loss of the endangered Peninsula Sandstone Fynbos would be a 

high intensity impact in the normal course. However given the context of the site being located in a residential area and the 

fact that the loss of this vegetation on site would equate to a 0.0017% reduction of the total remaining extent of this 

vegetation type (of which approximately 90% is already conserved within the TMNP) the significance of this impact is 

considered LOW with mitigation. 

 

With respect to visual impacts, the main visual alterations over the long term would comprise the establishment of the 

additional houses and associated infrastructure on the lower subdivided portion of the site. The intensity of the impact 

would be highest for the immediate neighbouring properties as they have side windows and external areas which have an 

open view of the site. However, it is noted that their primary view is toward False Bay. The visual intrusion of the project is 

anticipated to be highest during construction, thereafter, the visual intrusion would be less as any required retaining walls 

would be screened by the houses themselves (e.g. the house on Portion 2 would screen the retaining wall associated with 

the existing driveway located on the upper boundary of this portion) and landscaped gardens. The visual impact of the 

proposed project is assessed to be of LOW significance, with mitigation. 

A summary of the positive and negative impacts identified for the proposed project is provided below: 

Table 6.1:  Project-Related Impacts. 

Impact Significance without mitigation Significance with mitigation 

Biophysical Aspects 

Loss of terrestrial vegetation and species Low LOW 

Loss of riparian and instream habitat and function Medium LOW 

Disturbance of riparian habitat Medium LOW 
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Impact Significance without mitigation Significance with mitigation 

Alteration of flow regime Low LOW 

Increased erosion and sedimentation Medium LOW 

Impairment of water quality Medium LOW 

Loss of biota Low VERY LOW 

Socio-economic Aspects 

Impacts on heritage resources - Loss of archaeological 

resources 
Low LOW (POSITIVE) 

Impacts on heritage resources - Impacts on cultural-

historical aspects 
Low to Medium LOW 

Visual impacts Medium LOW 

Construction-related issues 

Potential pollution of aquatic habitat Low LOW 

Dust and noise Low LOW 

Creation of employment opportunities during the 

construction phase 
Very Low (positive) LOW (POSITIVE) 

 

Table 6.2:  Impacts during the operational phase. 

Impact Significance without mitigation Significance with mitigation 

Reduction of flooding risk Low (Positive) LOW (POSITIVE) 

Creation of employment opportunities during the 

operational phase 
Very Low (positive) VERY LOW (POSITIVE) 

 

Table 6.3:  Impacts associated with the no-go option. 

Impact Significance without mitigation Significance with mitigation 

No-Go Alternative Low LOW 

 

 

  


