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ATTENTION:  MS LISA OPPERMAN 

 
Savannah Environmental  Your Ref. : 1946 

First Floor, Block 2 

5 Woodlands Drive Office Park Our Ref. : C190275 Wind Farm 

Cnr Woodlands Drive & Western Service Road 

Woodmead    Date : 27 July 2018 

2191 

 
Dear Madam 

 

BOULDERS WIND FARM PROPERTY EVALUATION STUDY REPORT 

 
 
Further to our various correspondences and the Letter of Appointment dated 23 July 2018, kindly find herewith 

our submission in the above respect 

 
 
1. SCOPE OF WORKS AND BACKGROUND 

 
1.1 Draft a short report to indicate if the proposed Boulders Wind Farm Project (“Boulders”) may have 

a possible value impact on adjacent property values  

 
1.2 This report and commentary is in response to the supplied source information on the proposed 

project, i.e.: 

 
1.2.1 Environmental Impact Assessment for the Proposed Boulders Wind Farm near Vredenburg in 

the Western Cape; Property Values; Tourism and Economic Issues Assessment Report, 

Prepared to Inform the Socio-Economic Impact Assessment Study; June 2018, prepared by 

Urban-Econ Development Economists (“Urban Econ Report”) 

1.2.2 Proposed Boulders Wind Farm, Western Cape Province, Visual Impact Assessment, Produced 

for Vredenburg Windfarm (Pty) Ltd, prepared by Lourens Du Plessis (Prgisc) T/A Logis, June 

2018 (“Logis Report”) 

 
1.3 The proposed Boulders will be located between Vredenburg in the south, Paternoster in the west, 

Britannia Bay and St Helena Bay to the north, as depicted in red on Figure 1 
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Figure 1:  Imagery Showing Location of Proposed Boulders Properties (red) and the Existing 

Operational West Coast One Wind Farm Properties (yellow) 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

1.4 In total 10 properties, all situated in the Malmesbury Registration Division will form part of the 

project.  In total 45 wind turbines are planned on these properties, which will have a hub height of 

around 120m, and total height including blades of around 165m.  Turbines are planned on 5 of the 

properties.  Table 1 provides a summary of the properties, extents, ownership and number of wind 

turbines per property 

 

No. Property Description Extent (ha) Registered Owner No. of Wind 

Turbines

1 RE Portion 7 Davids Fontyn No. 18 427.8549      Bester Eiendomme Trust 0

2 Portion 9 Davids Fontyn No. 18 85.6404        Bester Eiendomme Trust 0

3 Portion 1 Het Schuyte No. 21 449.3785      N.D. Lombard 11

4  Portion 1 Schuitjies Klip No. 22 860.0551      Bester Eiendomme Trust 0

5 Portion 3 Schuitjies Klip No. 22 900.0859      PW Heydenrych (Pty) Ltd 10

6 RE Portion 6 Uitkomst No. 23 755.3285      PW Heydenrych (Pty) Ltd 0

7 Portion 2 Boebezaks Kraal No. 40 860.7304      PW Heydenrych (Pty) Ltd 17

8 Portion 3 Boebezaks Kraal No. 40 331.3433      PW Heydenrych (Pty) Ltd 0

9 Portion 5 Boebezaks Kraal No. 40 271.6600      PW Heydenrych (Pty) Ltd 4

10 Portion 2 Frans Vlei No. 46 150.1378      N.D. Lombard 3

Total 5,092.2148   45

Table 1:  Proposed Boulders Wind Farm Properties
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2. BRIEF COMMENTARY ON URBAN ECON REPORT  

 
Commentary will primarily deal with the possible value impact conclusions drawn in this report 

 
2.1  Identifies impacts (Jason Carter, 2011) which may an influence on property values, i.e.: 

“Nuisance stigma: sounds or shadow flicker from nearby wind turbines 

Proximity stigma: turbines make the area appear more developed 

Scenic vista stigma: an undesirable view (negative visual impact) 

Wind farm anticipation stigma: the uncertainty surrounding where turbines will be located and the 

effects the wind farm will have on area residents when development is initially 

Proposed” 

 
2.2  The above are certainly triggers which may lead to a type of market behaviour which will impact on 

market values.  On this point is is essential to correctly qualify what market values is understand 

the concept  

 
2.3  Market Value is defined1 as: 

“Market Value is the estimated amount for which an asset or liability should exchange on the 

valuation date between a willing buyer and a willing seller in an arm’s length transaction, after 

proper marketing and where the parties had each acted knowledgeably, prudently and without 

compulsion”.  This implies that if any of the above (par. 2.1) have an impact on the components 

making up the definition of market value, there could be an impact on value.  For example should 

the wind farm anticipation stigma result in actual longer listing periods for property which are 

marketed before these transact, it will impact on value 

 
2.4  Urban Econ did case study analyses of the West Coast One Wind Farm (“West Coast One”) and 

Kouga Wind Farms 

 
2.5  West Coast One Wind Farm Case Study 

 
2.5.1   Price analyses, based on Lightstone Reports, were done of the towns Vredenburg, 

Paternoster and St Helena Bay.  It was found that in Vredenburg there was no real price 

deviation as a result of the West Coast One during the 3 years pre-construction (2010 to 

2012), 3 years of construction (2013-2015) and 3 years post construction (2016-2018), with 

which I concur 

  

                                           
1 The 2017 Standards of the International Valuation Standards Council 
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2.5.2   With the price analysis for Paternoster a short increase in prices were indicated for the 2013 

period.  What it does not recognise is that in this year only 17 freehold properties transacted 

compared to between 22 and 107 in the other years.  It was more the paucity in transaction 

of the lower end of the market properties during this period, which cause this exception 

2.5.3   The price analysis for St Helena Bay appear incorrect, as the below is a 2018 extract from the 

Lightstone Report for this suburb (freehold light blue and vacant land dark blue).  As can be 

seen there is generally an upward trend in prices.  Price fluctuation is primarily due to the 

fact that this is a holiday town, with coastal and non-coastal properties, as well as an are 

where a very large number of properties are for sale in the market 

 

 

 

 

 

 

 
 

 

2.5.4   From this analyses it was concluded that no impact on value could be ascertained.  The price 

analysis for St Helena Bay appear incorrect, as the below is a 2018 extract from the Lightstone 

Report for this suburb (freehold light blue and vacant land dark blue).  As can be seen there 

is generally an upward trend in prices.  Price fluctuation is primarily due to the fact that this 

is a holiday town, with coastal and non-coastal properties, as well as an are where a very 

large number of properties are for sale in the market.  Also, similar reports for the holiday 

towns in the St Helena Bay area of the Britannia Bay, Golden Mile, Louwville, Sandy Point, 

Shelley Point, St Helena Views and Stompneusbaai would have been informative.  I did an 

analyses of these and could not find any real price influence in these towns due to the West 

Coast One 

2.5.5   An aspect which the West Coast One Case Study does not sufficiently address, is the 

proximity of this facility and that of the proposed Boulder, in relation to the surrounding 

towns, and with due considerations of the topography of this area.  Figures 2 & 3 depicts 

these 
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Figure 2:  Imagery With Contours Showing Location of Proposed Boulders Properties (red) and the Existing 

Operational West Coast One Properties (yellow) 
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Figure 3:  Map 2 of the Logis Report:  “Shaded Relief Map of the Study Area” 
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2.5.6   As can be seen from Figure 2 some of the properties of West Coast One slope in the direction 

of Vredenburg, where those properties of Boulders mainly slope away from the surrounding 

towns, including Vredenburg, which means that visually Boulders is less amplified than West 

Coast One.  Figure 3, which depicts the location of the West Coast One and Boulders wind 

turbines and the topography of the area.  This shows that in addition to the slope towards 

Vredenburg, some of the West Coast One wind turbines are also slightly closer to this town 

2.5.7   With the before mentioned in mind it can be concluded that the case study conducted by 

Urban Econ in this respect, points to an even less intrusive impact by Boulders than West 

Coast One 

 
2.6  Kouga Wind Farms Case Study 

 

2.6.1   A price analysis based on a Lightstone Report was done of the St Francis Bay Village.  It was 

found that there was no real price deviation as a result of the Kouga Wind Farms during the 

3 years pre-construction (2010 to 2012), 3 years of construction (2013-2015) and 3 years post 

construction (2016-2018), with which I concur 

2.6.2   This study could have been extended to the other towns in the area, i.e. Humansdorp, St 

Francis Bay Links, St Francis Bay Canals, Oyster Bay and Cape St Francis.  It would however, 

not have made a difference as these points to similar results.  What is however noteworthy 

of this area is that other than the normal economic factors is the large land acquisition in this 

area by Eskom for the future Thyspunt Nuclear Power Station site 

2.6.3   This land acquisition commenced in 2008 and continued until 2011, where after the project 

was placed on hold.  Only from 2016 were further acquisitions conducted.  These large 

acquisitions had a stimulating and speculating impact on the local market, which makes a 

case study of the Kouga Wind Farms unfeasible 
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3. BRIEF COMMENTARY ON LOGIS REPORT  

 
This report provides a detailed analysis of the potential visual impact of Boulders and the existing West 

Coast One, which allows for a clear understanding of the possible impacts these may have on surrounding 

land values, due to visual impact 

 
3.1  Under par. 6.2 of the Logis Report it is stated “The existing West Coast 1 WEF’s total area of visual 

exposure is 359km2 whilst the Boulders Wind Farm total exposure is 368km2, only 9km2 more than 

the existing West Coast 1 WEF.  In essence this means that the West Coast 1 WEF contributes 23km2 

(6%) and the Boulders Wind Farm 31km2 (8%) to the total area of additional exposure, a combined 

total increase of only 14%”.  From this it can be concluded that the additional impact created by 

Boulders in addition to West Coast One is marginal 

 
3.2  Under par. 6.3 of the Logis Report the “proximity radii, based on the dimensions of the proposed 

development area are indicated”.  This proximity analysis is reflected in Figure 4, Map 7 of the Logis 

Report.  From this it is evident that most of residential towns are in the “Medium distance (2.5 – 

5km)” and “Medium to longer distance (5-10km)” areas.  In fact a measurement shows the following 

proximities of the closest Boulders turbines to the edge of the following residential towns, i.e.: 

 
3.2.1   Vredenburg to the south, ±5.4km, making any impact moderate to low 

3.2.2   Paternoster to the west, ±5.1km , making any impact moderate to low  

3.2.3   St Helena Bay and surrounding holiday towns to the north.  The closest point is ±3.4km, but 

generally the edges of these towns are in the order of 4km or further away.  Generally, the 

closest point of the proposed turbine positions are on a high hill with visual shading, which 

would mitigate  such impact 

 
3.3  As can be seen from Figure 5, Map 8 of the Logis Report, the “Visual Impact Index” of Boulders 

varies between “Moderate”, to “Low” on the nearby towns.  The visual impact of a wind farm is by 

far the most influential impact on property value patterns.  What must be kept in mind with these 

towns, and especially Paternoster and the St Helena Bay towns, are that these are coastal holiday 

towns, where views are primarily enjoyed in the direction of the coast, which together with location 

are the real value forming attributes.  The visual impacts referred to above are views away from 

the coast, which are muted impacts, as such views are secondary, being away from the coast 
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Figure 4:  Map 7 of the Logis Report:  “Proximity Analysis and 

Potential Sensitive Visual Receptors” 
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Figure 5:  Map 8 of the Logis Report:  “Visual Impact Index” 
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3.4  In the order of 7 potential visual impacts were analysed in the Logis Report with the following 

“Impact Statement” under par. 9, i.e.: 

 
3.4.1 “The construction of the Boulders Wind Farm is expected to have a high visual impact on 

observers traveling along the roads and residents of homesteads within close proximity (5km 

radius) of the wind turbine structures”.   Most of the towns are outside the 5km radius and 

roads users are travelling towards a coastal holiday destination where sea views and location 

are the primary value drivers.  This impact should therefore be negligible 

3.4.2 “The WEF is expected to have a moderate regional visual impact on observers traveling along 

the roads and residents of homesteads (including Paternoster and Kalkoond) within a 5 - 

10km radius of the wind turbine structures”.  As per par. 3.4.1, with impact even less amplified 

3.4.3 “Construction activities may potentially result in a moderate, temporary visual impact that 

may be mitigated to low”.  Should have a negligible effect 

3.4.4 “The significance of shadow flicker is anticipated to be of low or negligible significance”.  

Should have a negligible effect  

3.4.5 “The anticipated visual impact of lighting of the WEF at night is likely to be moderate both 

before and after mitigation”.  With views towards the coast primary views, this impact will 

be mitigated  

3.4.6 “The anticipated visual impact resulting from ancillary infrastructure at the Boulders Wind 

Farm is likely to be of low significance both before and after mitigation”.  No real impact 

3.4.7 “The anticipated visual impact of the proposed WF on the regional visual quality (the sense 

of place) is generally expected to be of low significance especially along the coastline (i.e. the 

coastal tourist attractions or tourist end-destinations within the region is not expected to be 

significantly influenced)”.  No real impact 
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4. RESEARCH LITERATURE ON THE IMPACT OF WIND FARMS ON PROPERTY VALUES  

 
4.1 There is a plethora of literature available on this topic and I have briefly reviewed 25 research 

papers in this respect, of which I quote a few below, i.e.: 

 
4.1.1 A Spatial Hedonic Analysis of the Effects of Wind Energy Facilities on Surrounding Property 

Values in the United States Ben Hoen, Jason P. Brown, Thomas Jackson, Ryan Wiser, Mark 

Thayer and Peter Cappers, Environmental Energy Technologies Division, August 2013.  This 

comprehensive study concluded that there is no conclusive evidenced which is measureable 

that wind farms affect property values, and that no impact at all could be established for 

properties more than 1 mile (1.6km) away from a wind turbine.  Properties of a mile or closer 

could potentially be impacted by between 3-4% in value, although sufficient conclusive 

statistical evidence does not exist to confirm this possibility 

4.1.2 Relationship between Wind Turbines and Residential Property Values in Massachusetts,  A 

Joint Report of University of Connecticut and Lawrence Berkeley National Laboratory,  

January 9, 2014.  This includes an analysis of more than 122,000 Massachusetts home sales 

between 1998 and 2012, within a 5 mile (8km) radius from wind turbines.  It could find no 

statistically-significant evidence that proximity to a wind turbine affects home values.  It also 

found that wind turbines do not affect the frequency at which homes sell, inconsiderate of 

proximity 

4.1.3 Bond, S. (2008) Attitudes Towards the Development of Wind Farms in Australia. Journal of 

Environmental Health Australia. 8(3): 19-32.   This paper outlines the results of research 

carried out in Western Australia in 2008 to investigate the attitudes of residents towards the 

development of a wind farm. The results indicate that the majority of the respondents think 

of a wind farm in positive terms. The proximity to the wind farm is an important aspect that 

could determine attitudes with many respondents reporting that they would not want to live 

“near” a wind farm, usually stated as between 1-5km. Over a third (38%) of the respondents 

would pay 1-9% less for their property due to the presence of a wind farm 

4.1.4 Review of the Impact of Wind Farms on Property Values, 21 July 2016.  The NSW Office of 

Environment and Heritage (OEH) commissioned Urbis to undertake an investigation into the 

potential impact of wind farm developments on property prices in NSW. This study follows 

on from the 2009 NSW Valuer-General’s assessment of the impact of wind farms on property 

values.  Based on the outcome of these research techniques, it was concluded that wind 

farms do not significantly impact rural properties used for agricultural purposes. 
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4.2 The most informative reference work is Towers, Turbines and Transmission Lines, Impact on 

Property Values, by Sandy Bond, Sally Sims & Peter Dent, Wiley-Blackwell, 2013.  Part III of this 

reference work deal with wind farms, with reference to various research studies which were done 

around the world, i.e.: 

 
4.2.1 On page 265, under par. 11.3.3.3 it is stated that where houses are within a 1 mile (1.6km) 

radius from a proposed wind farm there is a possibility of a 10-13% reduction in value, due 

to this anticipation, but only until the establishment of the wind farm is confirmed 

4.2.2 On page 305, under par. 12.4.2 it is stated that it was found that where wind turbines are 

between 3km and 5km away, it will not impact on value 

4.2.3 In the final conclusion on page 322, it is stated “The overall impression from the studies is 

that there is only likely to be a significant impact on value in extreme cases.  Proximity, size, 

orientation and the nature of the vista will determine the level of any effect.  Findings also 

suggest that there is likely to be more concern at the proposal stage when impacts of 

marketability were more evident” 

 
 
5. OWN RESEARCH  

 
5.1  As stated earlier in this submission and based on property transactions, no price decrease could be 

determined in any of the nearby towns, as a result of the exiting West Coast One or proposed 

Boulders.  The absence of any price impact by these wind farms on these towns could be for the 

following reasons, i.e.: 

 
5.1.1   The closest wind turbine to any township is ±3.4km, with most of these townships 4km or 

further away 

5.1.2   The topography of the area in which Boulders will be located, mitigates visual impact 

5.1.3   The closest point of the proposed turbine positioning are on a high points with generally 

visual shading towards the township, which would mitigate such impact 

5.1.4   Most of the towns are coastal holiday destination where sea views and location are the 

primary value drivers, not the inland high lying area of Boulders 

5.1.5   Research literature propose that the impact of wind turbines of properties are negligible, and 

only where such turbines are located closer than 1.6km could it have a small impact 
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5.2  As all the research primarily deal with township property and not agricultural property, I have done 

an enquiry into property values of agricultural land in the proximity of the proposed Boulders, to 

obtain some understanding if these were impacted.  This enquiry was an analysis of all bona fide 

open market farm transactions which took place within a 10km radius from Boulders, since the 

beginning of 2010.  Table 2 is a summary of these transactions in a date sequence: 

 

No. Farm 

No.

Ptn.'s Price Sale Date Extent 

(ha)

Rate 

(R/ha)
1 69 1 1,300,000R    02-Sep-10 259 5,022R      

2 90 1 3,200,000R    10-Jun-11 833 3,844R      

3 91 2 4,870,963R    03-Jan-12 946 5,151R      

4 38 4 4,000,000R    04-Aug-12 600 6,671R      

5 46 1 & 6 1,250,000R    18-Mar-13 214 5,828R      

6 95 4, 5, 9, 10 & 13 1,800,000R    18-Mar-13 450 4,001R      

7 38 0 4,000,000R    02-Oct-13 698 5,732R      

8 44 0 1,100,000R    03-Oct-13 110 10,029R    

9 21 0 5,000,000R    07-Oct-13 440 11,368R    

10 61 3 6,100,000R    14-Mar-14 535 11,392R    

11 47 0 4,500,000R    27-Jan-15 717 6,273R      

12 54 2 3,320,000R    13-Feb-15 534 6,223R      

13 18 1 3,500,000R    26-Mar-15 345 10,152R    

14 18 3 2,100,000R    26-Mar-15 428 4,903R      

15 20 2 1,350,000R    26-Mar-15 251 5,379R      

16 20 5 3,135,000R    08-Apr-15 287 10,934R    

17 18 3 4,500,000R    01-Nov-17 428 10,507R    

Table 2:  Open Market Farm Transactions 

Within ±10km Radius From Boulders

 

 
5.2.1   Farm transactions by their nature are difficult to analyse purely on an inclusive land rate 

(R/ha) comparison, as the various attributes of each farm will influence pricing.  A significant 

impact on this rate is farm extent, with smaller farms generally selling for high rates 

5.2.2   Figure 6 is a graph of the Table 2 transactions, which generally show an upward trend.  It has 

an average land rate of R7,259 per hectare and infers an effective average annual price 

increase of around 11.12% per annum 

5.2.3   From this evidence it appears as if both the West Coast One as well as Boulders had no impact 

on farm values 
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6. CONCLUSION  

 

6.1  The evidence researched and reviewed leaves me with no conviction that the proposed Boulders 

Wind Farm will impact negatively on surrounding property values, in respect of both township and 

agricultural properties 

 
6.2  I accordingly conclude that the proposed Boulders Wind Farm Project, will not impact negatively 

on the market values of properties in the area 
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Figure 6:  Transaction Land Rate & Date Graph


