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1 INTRODUCTION 

1.1 BACKGROUND AND PURPOSE OF THE REPORT 

1.1.1 Background 

Tongaat Hulett Developments (THD) commissioned the preparation a Site Development Plan (SDP) including 

a Development Concept and Block Plan Layout for the area known as Tinley Manor South Bank. The first draft 

of the SDP dated February 2015 was used for the draft Environmental Impact Assessment (EIA) Report and a 

final version (2016) submitted with the final EIA Report submitted in February 2016.  

The 2016 report addressed concerns relating to the potential impacts on the estuary of the agricultural village 

concept, as well as, the restricted public beach access that a gated estate would result in which necessitated 

a change in the concept for the site. The new concept and block plan has responded to these concerns and 

is described in Section 5.3. 

This latest version of the SDP (2017) has been prepared in response to the  rejection of the February 2016 EIA 

Report and is now submitted as part of an amended EIA Report to be submitted in 2017 (See Section 1.3 for 

a summary of the amendments made to this report).  

1.1.2 Purpose of the SDP 

The SDP has been prepared, with inputs from a multidisciplinary team of professionals including planning, 

urban design, ecological, coastal geological, transportation and traffic and engineering specialists, in order 

to provide direction and guidance in the development of this area. In order to complete the environmental 

application processes, the planning work that was used for the initial environmental scoping report has been 

refined and includes the following: 

 Articulation of the vision and overall development concept 

 Indication of the nature, extent and intensity of development   

 Articulation of the site structure and form of development 

 Quantification of the site development concept, 

 Provision of development frameworks for environment, land use and access and circulation. 

1.2 STUDY AREA 

The South Bank proposal will be the first phase of the development of Tongaat Hulett’s land holdings in Tinley 

Manor which are situated south and north of the Mhlali River. 

The study area is located on the eastern seaboard of KwaZulu-Natal, in the KwaDukuza Municipality,  

approximately 10km north of the greater Ballito area (Dolphin Coast), 25km from the King Shaka International 

Airport and 50km north of Durban (Figure 1-1). Current access to the site is via the N2 which forms the 

backbone of the eThekwini-uMhlatuze Provincial development corridor that connects the ports of Durban 

and Richards Bay. 

The site is bounded by two significant natural features of the Mhlali River Estuary to the north and the Christmas 

Bay beach and Indian Ocean to the east (Figure 1-2). The regional N2 freeway traverses a small part of the 

western portion of the site with the partly developed low density residential estate of Seaton Delaval forming 

the southern boundary. 

The study area is approximately 485ha and is largely under sugarcane with a number of discernible landscape 

zones, each of which display different characteristics and contribute unique development opportunities and 

challenges to the site.  

 

 

Figure 1-1 Regional Location 

 

Figure 1-2 Study Area 
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1.3 AMENDMENTS TO THE FEBRUARY 2016 REPORT 

1.3.1 Responses to the EDTEA Letter Dated 8th June 2016 

The February 2016 Tinley Manor South Bank Site Development Plan Report formed part of an EIA application 

for the proposed development of Tinley Manor South Bank. The EIA was rejected for a variety of reasons all of 

which were detailed in a letter from the Department of Economic Development, Tourism and Environmental 

Affairs (EDTEA) on the 8th June 2016.  

Specific queries relating to the Site Development Plan were made in the letter and the table below describes 

the responses to those requests and the amendments that have been made in this report. 

Table 1:1 Responses to Department of Economic Development, Tourism & Environmental Affairs 

RELEVANT EXTRACTS OF LETTER FROM EDTEA 

LETTER DATED 08 JUNE 2016 

RESPONSE TO QUERIES 

Point 2.16 and 2.17 refers to lack of information 

in relation to development yields and beach 

access form resort 

All development yield information is contained in Table 

5:2: Land Use Zoning and Floor Area Ratio Schedule 

(14/03/2017)  

Details of Beach access from resort and other areas 

indicated on Figure 5-7 Access and Circulation Network 

and Figure 5-8: Land Use 

Point 2.18 makes reference to the absence of a 

feasible and reasonable development 

alternative 

Section 5.3 has included the alternative development 

option that was considered. 

Point 5.2……“Page 15 of the report under 

Section 4.3.3 Services and infrastructure, this 

section speaks to the reuse of grey water for 

irrigation purposed within the proposed 

development, There have been no details 

regarding this presented in the EIR. If reuse of 

greywater is an option for implementing in the 

development, all details related to this must be 

provided in the EIR”. 

This section has been amended and the reference to 

greywater removed.  

All proposals relating to provision and use of water are 

now contained within the Engineering Services Report. 

Point 5.3 “Page 22 of the report contains 

incorrect information, the N2 is the National 

Highway in proximity of the site not the N3”. 

All references to N3 removed and replaced with N2. 

Point 5.4 “This study does not have conclusions 

or any references, it is assumed that the report 

is therefore incomplete. The report must be 

completed and submitted to this Department”. 

Conclusions, recommendations and references have 

been added (see page 30). 

1.3.2 Additional Amendments to the Report 

In addition to the queries raised in Section 1.3.1 the 8th June rejection of the February 2016 EIA Report resulted 

in a number of other aspects of the planning and design of Tinley Manor South Bank having to be amended. 

The implications of these changes has resulted in minor amendments having to be made to the Site 

Development Plan, and in particular the Land Use Block Layout Plan. These are identified in Figure 1-3 and 

described in the section below. 

  

Figure 1-3: Amendments to the Land Use Block Layout Plan 

Summary of amendments to Block layout as indicated on Figure 1-3 above. 

1. Road reserves for all major roads widened to accommodate latest road designs 

2. The road reserve in the south-east corner amended to provide for future access, pedestrian access 

and / or emergency access point to adjacent existing development 

3. The coastal access road northwards from P228 through the site has been classified as a Class 3 road, 

therefore no access is permitted to adjacent sites. Accordingly, the Retail 1 site at corner of this 

access road and the proposed Primary Spine Road has been expanded southwards to 

accommodate road access off the Spine Road 

4. Provision of additional indicative future road and / or pedestrian access and / or emergency access 

options to adjacent land or development 

5. Coastal portion of the Secondary Spine Road widened and realigned to accommodate latest road 

designs 

6. Minor refinements to block outline based on preliminary design of roads and / or services networks  

7. Education site inland of N2 now called Community site 

As a result of the changes identified above overall development yields have changed and these are 

identified in Table 5:2: Land Use Zoning and Floor Area Ratio Schedule (14/03/2017)  
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2 POLICY ENVIRONMENT  

A plethora of legislation, policies and strategies from national, provincial and local government govern and 

influence spatial planning and development.  This report draws specific attention to those policies and 

documents which provide strategic direction to the future development potential of the Tinley Manor South 

Bank area. 

The key policy informants for the Tinley Manor Site Development Plan include the following: 

National 

Policy 

 Integrated Coastal Management Act 

Provincial 

Policy 

 KZN Provincial Growth and Development Strategy and Plan (2030) 

 TKZN Tourism Strategy (2008-2012) 

District 

Policy 

 iLembe Integrated Development Plan (2012-2017), including the iLembe Spatial 

Development Framework 

 iLembe District Spatial Economic Development Strategy (2012) 

 iLembe draft Environmental Management Framework (2013) 

Municipal 

Policy 

 KwaDukuza Integrated Development Plan (2012-2017) 

 KwaDukuza Spatial Development Framework (2015) 

Local 

Policy 

 KwaDukuza Coastal Zone Recreational Use Plan (2003) 

 Towards a Coastal Management Plan for KwaDukuza (2008) 

 Policy Approach to Coastal Development (2008) 

 KwaDukuza Coastal Management Programme: Development Management Tool (2011) 

 

2.1 NATIONAL POLICY 

2.1.1 Integrated Coastal Management Act 

The Integrated Coastal Management Act (ICMA) is the prevailing body of legislation which will be considered 

when reviewing any development application within 100km of the coast. The ICM Act promotes sustainability 

of coastal settlement and growth, underpinned by a number of guiding principles. These are as follows: 

 Coastal development must at no stage be considered inappropriate; 

 The maintenance of the natural attributes of coastal landscapes and seascapes are to be promoted 

at all times; and 

 The promotion of ecologically, socially and economically sustainable development and resource use 

is of primary importance. 

 Public access to the coastal zone is to be protected and promoted 

2.2 PROVINCIAL POLICY 

2.2.1 KZN Provincial Growth and Development Strategy and Plan (2030) 

The KZN Provincial Growth and Development Strategy (PGDS) identify a number of nodes and corridors 

throughout the Province. Tinley Manor South Bank is located on the eThekwini/Umhlatuze corridor. The corridor 

is a Primary Corridor, the main focus of which is to focus on the development opportunities being presented 

as part of the King Shaka/Dube Tradeport initiative and to create opportunities for linking and strengthening 

the Province’s first and second economies. KwaDukuza Municipality has been identified as one of a number 

of coastal Tertiary Nodes.   

The following priorities have been set for this corridor:  

 Agriculture and Land Reform 

o Protect high potential agricultural land for commercial production of high value perishable 

produce destined for export through the airport (Umhlanga to Ballito) 

o Develop agricultural potential in low income peri-urban fringe (i.e. Ndwedwe) to benefit from 

opportunities created by Dube Trade Port 

 Tourism 

o Development of cultural tourism in low income peri-urban fringe (i.e. Ndwedwe) 

 Industry 

o Fast track the development of Dube Trade Port 

o Ensure the sustainable management of industrial and residential land development between 

eThekwini and KwaDukuza municipalities 

 Services 

o Address land tenure issues and housing backlog 

o Improve catchment management and secure water resources 

o Provide adequate affordable housing and related services 

The PGDS notes the importance of the coast in terms of high levels of biodiversity value and the growing 

pressure on coastal resources due to population pressures and a variety of, sometimes competing, 

development interests along the coast. The PGDS highlights the need to conserve coastal resources while at 

the same time ensuring that they contribute most effectively to economic development and social needs. 

2.2.2 TKZN Tourism Strategy (2008-2012) 

The TKZN Tourism Strategy’s (2008-2012) key challenge is to ensure tourism makes a significant contribution to 

economic development in KZN (Tourism Strategy p2). It emphasises the need to respond responsibly (p17) 

and strategically to the changing environment ensuring an appropriate integrated planning approach (p2). 
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2.3 DISTRICT POLICY 

2.3.1 Ilembe Integrated Development Plan (2012-2017) and Ilembe SDF 

The IDP and SDF highlight tourism as one of the dominant economic sectors and a key driver of the district’s 

economic development and note that tourism facilities are concentrated along the coast, although there is 

potential to extend and diversify the tourism sector inland of the coast.  

It is a strategic thrust of the IDP/SDF to stimulate the competitive advantage of tourism and the other dominant 

sectors. The IDP identifies a baseline in 2012 of 2.5 million tourists currently visiting the District with a 5 year 

planning target of 3 million tourists by 2017 (growth rate of 2%) (Ilembe, 2016). 

Agriculture is another important sector and the IDP and SDF recognise opportunities to diversify the agricultural 

economy to take advantage of the Districts proximity to the airport. 

The land use for the Tinley Manor South Bank area is designated urban town (Figure 2-1).  

  

Figure 2-1 iLembe Spatial Development Plan (2015) 

2.3.2 Ilembe District Spatial Economic Development Strategy 2012 (DSEDS) 

The iLembe DSEDS provides a spatial strategy for the economic development of the iLembe District. The 

Strategy highlights the importance of the tourism sector to the economic development of the District. The 

DSEDS notes that the tourism sector is consistently growing and offers cultural, heritage, beach and nature 

based tourism. According to the DSEDS, the coastal tourism industry is not only booming but also evolving to 

meet specific markets. This includes the integration of 3 star and 5 star developments, mass tourism, sporting 

tourism, eco-tourism and medical tourism which all appeal to, and draw on, different market segments and 

help to avoid competing with one another and saturating the market. 

 

 

  

Figure 2-2 Primary Tourism Corridor (DSEDS 2012) 
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2.4 LOCAL POLICY 

2.4.1 KwaDukuza Integrated Development Plan (2012-2017) 

KwaDukuza is the economic hub of the iLembe District and because of this most people from other parts of 

the iLembe District find it to their advantage to settle in KwaDukuza in pursuit of both housing and job 

opportunities. The KwaDukuza Housing Demand Database suggests that the total housing backlog in 

KwaDukuza is sitting at 68 000 (IDP p109).  The natural growth in the area is in the region of 4%, together with 

relatively small average household sizes. This leads to a situation where demand for new low to middle income 

housing units is ever increasing (IDP p109). 

KwaDukuza Municipality has resolved to adopt economic development and infrastructure development as 

the drivers of its 2012/2017 IDP.  Agriculture is the dominant economic sector in KwaDukuza contributing 23% 

of the total gross domestic product (IDP p9).  Commercial local level activities are located in all urban and 

peri-urban areas; the major commercial development is located in the KwaDukuza and Ballito areas (IDP p9). 

2.4.2 KwaDukuza Spatial Development Framework (2016) 

The KwaDukuza SDF shown in Figure 2-3 below provides a spatial framework for establishing an appropriate 

land use, movement and environmental structure and identifies a number of nodes and corridors as key 

structuring elements within this framework. 

The SDF identifies four economic growth nodes within KwaDukuza (IDP 2012 p86) one of which, the Ballito 

Node, includes the areas of Driefontein, Shakaskraal, Salt Rock, Tinley Manor, Woodmead, Shayamoya, etc.  

Land use recommendations for Tinley Manor South Bank node include recreation, conservation and medium 

to long term residential growth.  

 

Figure 2-3 KwaDukuza Spatial Development Framework (2016) 

2.4.3 KwaDukuza Coastal Management Plan and Programme 

The Coastal Management Plan and Coastal Management Programme (CMP) for KwaDukuza were prepared 

in response to the need to manage coastal resources and development pressures and to comply with the 

requirements of the Integrated Coastal Management Act 2008.  The key objectives of the Coastal 

Management Plan are the prevention of ribbon development along the coastal zone, and resultant removal 

of valuable coastal forests and ecological corridors (KwaDukuza IDP 2012 p60).  The CMP provides zonation 

of coastal areas to limit certain types of development (e.g. high density residential) and promote other types 

of development (e.g. light footprint ecotourism development). 

The CMP identifies the Coastal Protection Zone, assesses the various development precincts along the coast 

and provides guidance for managing land use and development within these areas to ensure the sustainable 

use of natural resources.  The CMP is also intended to align with the KwaDukuza IDP, SDF and LUMS. 

2.4.4 Coastal Access and Beach Assessment Report 

The proposals in this report adhere to the recommendations within the Coastal Access and Beach Assessment 

Report prepared by Royal HaskoningDHV in 2014. 

The report findings state that Christmas Bay beach, running the length of Tinley Manor South Bank is “a 

sensitive, relatively inaccessible area with high slippage potential.  Attractive and potential diverse alternative 

beach experiences but high risk swimming.  All effort should be made to maximise the value of the 

neighbouring natural assets.” (p 27)  

In summary, the recommendation is for potential low intensity usage along this stretch of the coastline due to 

limited accessibility, sensitive dune environments and potential for slippage (p.27).  

  

Tinley Manor South Banks 
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2.5 DEVELOPMENT PRINCIPLES 

A summary of the development principles emanating from the abovementioned policy frameworks for the 

Tinley Manor South Bank site include: 

 Consolidation/ enhancement of the coastal tourism corridor 

At a district level, the beaches have been identified as key economic strengths of the district and the 

coastal corridor from Ballito to north of the Tugela River mouth has been identified as the primary 

tourism corridor in the district. The objectives at this level are to promote the development of the 

tourism sector with a primary focus along the coast and promoting greater diversity in tourism. 

 

 Protection of the fragile/ vulnerable coastal assets 

The significant development pressures on the coastal strip detailed in the policies reinforce the need 

for any future development along this coastline to be in line with ecologically sound and sustainable 

principles and resilient settlement making. A key implication for the Tinley Manor South Bank 

development is the emphasis on environmental rehabilitation and protection and the need for 

infrastructure to be set back from the limited development and coastal setback line. 

 

 Responsiveness to coastal erosion managed through the coastal set back line  

The development proposals at Tinley Manor South Bank should ensure that only appropriate and 

sensitive infrastructure is placed within this zone, this may include sacrificial light weight structures or 

pathways that do not require significant investment and are easily replaceable and that would not 

impact on the objectives of the setback line.   

 

 Protection of high potential agricultural land 

The development of Tinley Manor should not compromise opportunities to protect high potential 

agricultural land for commercial production of high value perishable produce destined for export 

through the airport (i.e. between Umhlanga and Ballito) 

 

 Integrated development response to recreation and residential needs 

The policies identify the variety of development interests and population pressures along the northern 

KZN coastline, and emphasises the need to conserve coastal resources. The development of Tinley 

Manor South Bank should protect and enhance valuable coastal resources while promoting an 

integrated planning approach that ensures effective economic development that meets social 

needs.



 

The Markewicz Redman Partnership   9 Tinley Manor South Bank (14 March 2017)  

 

3 PRECEDENT AND TRENDS 

This section provides a summary of a scan of the local residential and 

resort market and of some international trends with regard to planning 

and design of new settlements. The objective is to gain an 

understanding of the local market offering and the trends in the north 

coast region of KwaZulu-Natal and to use this to inform and develop 

concepts for Tinley Manor South Bank. 

3.1 RESIDENTIAL AND RESORT CONCEPTS  

The desk top study of recent developments from Umhlanga in the 

south to Tinley Manor in the north is summarized in. The study focuses 

on developments that are residential, resort and a mix of residential 

and resort, and the section below the table discusses the findings 

therefrom highlighting examples to illustrate important informants to 

the study area. 

Table 3:1 Local Residential and Resort Development from Umhlanga to Tinley Manor  

 RESIDENTIAL SECURITY ESTATE RESORT RESIDENTIAL & RESORT 

E
X

IS
TI

N
G

 

Residential 

Only 

Vernacular 

Theme 

Residential  

Sport 

Residential 

Life-Stage 

theme 

Traditional 

Hotel 

Mega 

Resort 

Boutique 

Resort 

Spa Resort Leisure Self-Catering 

Kindlewood  

Colonial Style 

Mount 

Edgecombe 

Mount 

Edgecombe 

Country Estate 

Mount 

Edgecombe 

Brettenwood 

Coastal Estate 

family with part 

retirement 

village 

 Sheffield 

Beverley 

Hills  Hotel 

Umhlanga 

Sibaya  

Casino & 

Lodge 

Forest 

Manor 

Boutique 

Guest 

Lodge (5*) 

La Lucia 

Oyster Box 

Hotel (5*) 

Umhlanga 

Zimbali Coastal 

Resort  

Golf estate and 

equestrian (Bali 

style) 

Ballito 

Pearls of 

Umhlanga 

Self-Catering 

Units 

Umhlanga 

The Executive 

Umhlanga 

Umhlali Golf 

and Country 

Estate 

North of 

Umhlanga 

Palm Lakes 

Family Estate 

schools & 

family facilities 

Salt Rock 

Hotel (3*) 

Salt Rock 

 Coco De 

Mer 

Boutique 

Hotel (4*) 

Ballito 

Canelands 

Beach  

Club/Spa 

 Salt Rock 

 Santorini 

Complex  

Shakas Rock 

Wakenshaw, 

Seaward and 

Beverley Hills 

Ballito 

Simbithi Eco- 

Estate 

Golf and 

equestrian/Fac

ilities-school 

Eco priority 

Ballito 

 Umhlanga 

Sands 

 Umhlanga 

 Palm Dune 

Beach 

Lodge (4*) 

 Blythedale 

  La Lucia Sands 

Share Block 

Caledon & 

Overberg 

Village 

Ballito 

Prince’s Grant 

Golf Estate  

Golf  and 

conference 

facilities 

Zinkwazi 

 Hotel Izulu 

Ballito 

 The Dune 

(4*) 

 Umdloti 

Beach 

   

Dunkirk Estate 

Salt Rock 

    Fairways 

Salt Rock 

   

Sheffield 

Manor 

Sheffield 

        

Sheffield Bay 

Sheffield 

Beach 

        

Mount 

Richmore 

Village Estate 

Sheffield 

Beach 

        

P
LA

N
N

E
D

 Les Cheval  

Planning 

 

Seaton De 

Laval  

On Hold 

Equestrian 

Estate 

       

TOTAL 11 5 2 Numerous 1 5 2 1 Numerous  

(* denotes SA tourism grading) 
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3.1.1 Residential Estates 

The Residential component of the study revealed that themed security estate 

models dominate the market offering. Themes are increasingly tending towards 

mixed-use, but many remain predominantly mono-functional and insular. 

 Popular themes include  

 Themed regional vernacular i.e. Tuscan  

 Sporting i.e. golfing or equestrian  

 Eco estates emphasizing sustainability  

 Life stage i.e. families or retirement  

There are many planned estates in the region with some currently under 

construction and nearing completion. The typical spatial layouts resulting from the 

predominantly mono-functional and insular models are shown in the column to the 

right. 

The main characteristics of the residential estate in terms of environment, access 

and circulation and land use are analysed below.  

 Environment 

The environmental issues on the site are generally incorporated into the 

majority of the residential estates. The main issue however, is that the 

estates usually form isolated environments, lacking in cohesion and 

continuity within the surrounding environment. This is an important factor 

that should be addressed in the proposed concept for Tinley Manor South 

Bank. The concept will need to ensure that environmental issues are not 

considered in isolation, but form part of the broader system. Other issues 

such as sustainable urban drainage (SUDS) and natural place-making 

opportunities are often overlooked in the examples cited, and these critical 

issues need to be incorporated. 

 

 Access and Circulation 

The security estates limit access with a single controlled entry and 

circumference fence. The road layout within the estate has a two tier 

hierarchy, with a high level collector route from which local distributor 

routes peel off ending in cul-de-sacs. This type of layout is purposefully 

impermeable controlling movement and is orientated towards vehicles 

with no or little pedestrian provision. The resultant layout generates high 

levels of car use and discourages pedestrian access. Any retrofit to improve 

access in this type of road layout is very difficult. The road layout for Tinley 

Manor South Bank should, as far as possible, be flexible and inclusive, 

prioritizing pedestrians and cyclists.  

 

 Form and Land use 

The residential estates sited above generally have a limited mix of building 

typology, and land use tends to be predominantly mono-functional with 

little or no mix. In order to become a resilient settlement Tinley Manor South 

Bank will need to offer a range of functions and include a choice of 

accommodation, this is reflected in a mix of both building typology and 

land use.  

THEMED ESTATE (CALEDON AND OVERBERG) 

 
(source estate website) 

CALEDON AND OVERBERG SPATIAL CONCEPT: CURVILINEAR  

 

ECO PRIORITY (SIMBITHI GOLFING ECO- ESTATE) 

 
(source simbithi website) 

SIMBITHI SPATIAL CONCEPT: CURVILINEAR 

 

LIFE STAGE (BRETTENWOOD COASTAL ESTATE) 

 

(source brettenwood website) 

BRETTENWOOD COASTAL ESTATE SPATIAL CONCEPT: 

CURVILINEAR 
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3.1.2 Mega Resort 

There are a wide range of resort typologies in the region. The most popular of these is the traditional hotel, 

offering an all-inclusive holiday that caters to a broad sector of society. Boutique Resorts and Spa Resorts are 

becoming increasingly popular, but are not as plentiful as the traditional resort as they aim for a niche target 

market.  

The Sibaya Casino & Lodge is the only Mega Resort in the region, and is as such an uncommon typology.  

MEGA RESORT (SIBAYA CASINO AND LODGE) 

 
(source google maps) 

SIBAYA SPATIAL CONCEPT: NODAL 

 

 

 

3.1.3 Mix of Residential and Resort   

The combination of residential and resort is not a common typology in the region, but is popular, perhaps due 

to the quality of the developments, namely the more leisure orientated, Zimbali Coastal Resort (Figure 13/ 14 

below)  and the self-catering Pearls of Umhlanga. These developments tend to be more mixed in tenure, but 

remain predominantly residential with a limited range of facilities and limited mixed use.   

 

MIXED RESIDENTIAL/ RESORT (ZIMBALI ESTATE) 

 
(source google maps) 

 

ZIMBALI SPATIAL CONCEPT: CURVILINEAR 

 

a.  
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3.1.4 Emerging New Urbanism Models 

Mixed use developments informed by new urbanism principles are increasingly part of local and provincial policy as they are more resilient and 

represent a sustainable model of settlement making. Two recent examples of mixed use developments in the KwaZulu-Natal region are based on the 

new urbanism model and include the greater Gateway development in Umhlanga and the Gowrie Village at Nottingham Road in the KZN Midlands.   

The urban mixed use component of the greater Gateway development has an accessible, mixed use urban block layout with courtyard type 

developments that include active ground floor edges and office/ residential above. The Gowrie village component of the Gowrie estate is a less urban 

example of a mixed use estate settlement with semi-public access.  

The principles of these models of settlement making are valuable informants to the process of concept development for Tinley Manor South Bank.  

Some of the key characteristics of these resilient settlements include:  

 mixed use 

 active edges 

 higher densities (Gateway) 

 integrated access with an emphasis on the pedestrian 

 key hard and soft public spaces 

 well designed and maintained public landscape 

 

 

 

VILLAGE/ ESTATE (GOWRIE VILLAGE, NOTTINGHAM ROAD) 

(source estate website) 

 

GOWRIE VILLAGE CONCEPT: VILLAGE GRID AND CURVILINEAR 

 

 

3.2 INTERNATIONAL TRENDS 

Sustainability is an overarching international trend in both residential 

and resort developments and dominant concepts described in the 

trends include New Urbanism, Smart Growth, and Sustainable 

Settlements.  

A summary of principles and features of sustainability that inform 

these concepts are shown in Figure 3-1below:  

 Protection of ecological systems to ensure the production 

and delivery of ecosystem services 

 Retaining agriculturally productive land through clear 

definition of settlement edges, compact and efficient built 

form  

 Using ‘green’ infrastructure and materials to reduce reliance 

on non-renewable resources  

 Increased environmental awareness initiatives and 

incentives to change human behaviour and associated 

management systems to improve the way people use and 

manage their environment and the way they operate as 

communities. 

 

Figure 3-1 Sustainability Principles 

 

These principles and features are incorporated into a range of 

settlement concepts such as:- 

 Reintroduction of the idea of “Village”  

 Establishment of “New” Towns 

 Conventional suburban development and estates 

 Planned Unit Developments (PUD) and “gated estates” 

 

 

 

Semi public  

Village 

Private estate 
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3.2.1  Emerging Residential Trends 

The characteristics of these emerging residential trends:   

 mix land uses 

 compact building design 

 a range of  accommodation choices 

 a variety of transportation choices including non- motorised 

options 

 walkable neighbourhoods  

 distinctive, identifiable and attractive communities with a strong 

sense of place i.e. village or town “feel” 

 articulated open space, farmland, natural beauty, and critical 

environmental areas  

 strengthened connections with existing communities 

 safety and security  

 community cohesion 

3.2.2 Emerging Resort Trends  

A number of themes have emerged that build on sustainability, unique 

experience and relaxation: 

 Ecotourism and contact with nature 

 Adventure and / or Isolation   

 Health and Leisure (Spa and Sport) 

 Beach and Ocean   

 Access to shopping and entertainment 

 Culture and heritage 

3.2.3 International Principles and Precedent 

International precedent that demonstrates the principles described 

briefly above can be found in examples of traditional and neo-

traditional settlement making. 

The settlements are compact and diverse, with a clear distinction 

between urban and rural. The open space surrounding the settlement 

has multiple uses that buffer higher value productive land or ecological 

sensitive areas with softer uses such as playing fields and market 

gardens. 

 Local precedent that indicates the demand for security with the new 

urbanism principles of resilient settlements can be found at the village 

at Gowrie, Nottingham Road. Security is applied at a range of levels, 

from estate, neighbourhood, building and private dwelling. This graded 

application of controlled access can be used to create fully functional 

mixed use settlements that retain high levels of security.  

 

CLEAR DISTINCTION BETWEEN URBAN AND RURAL (ITALY)

 

TRANSITION BETWEEN BUILT, PRODUCTIVE AND NATURAL (CHINA) 

 

 NEW URBANISM PRINCIPLES OF “VILLAGE” (NOTTINGHAM RD) 

 

PRINCIPLE OF “VILLAGE” (NEW URBANISM)

 

 

Urban  

Rural  

Conservation  
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4 SITUATIONAL ANALYSIS 

4.1 TINLEY MANOR SOUTH AND NORTH BANK 

THD’s Tinley Manor land holdings comprise land both to the south and 

the north of the Mhlali River. The extent of these land holdings is shown 

in Figure 4-1 below.  

As a long term strategy, THD intends to make both the south and the 

north bank available for development. An initial first phase of the 

development of these land holdings is proposed for the area to the 

south of the Mhlali River, shown as Tinley Manor South Bank. 

 

Figure 4-1 Tinley Manor South and North Bank 

 

4.2 REGIONAL CONTEXT 

Tinley Manor South Bank is strategically located within the greater 

Ballito area, currently one of the fastest growing real estate regions 

along the South African coast. This is characterised by an increasing 

number of tourists and the significant additional industrial 

development associated with the King Shaka International Airport and 

Dune Trade Port. The King Shaka Airport and the Dube Trade Port are 

situated within close proximity of KwaDukuza Municipality. The Dube 

Trade Port creates a highly competitive operating environment that 

will attract a wide range of residential and business investors, 

operators, users and tenants and it is expected to provide economic 

benefits for the area of KwaDukuza and its surroundings (IDP 2012 p13). 

The fast pace of development in KwaDukuza places unprecedented 

pressure on the environment. The findings of the KwaDukuza Strategic 

Environmental Assessment suggest that the coastal strip of KwaDukuza 

requires greatest attention, as the development pressure is greatest in 

this area.  This is one of the areas of greatest environmental concern 

(IDP 2012 p17). 

Tinley Manor South Bank is indicated in Figure 1-1 Regional Location on 

pg. 3. The map highlights the site in the sub regional context along the 

northern KwaZulu-Natal coast. The site is strategically located 

approximately 10km north of the regional growth node of Ballito and 

25km from King Shaka international airport.  

4.2.1 Sub Regional and Local Access 

Tinley Manor South Bank has limited sub regional access. The N2 

Freeway runs through the most western portion of the site, but there is 

no direct access off the N2. However, according to the SMEC 

Engineering Services Report 2017, SANRAL has indicated that there are 

plans to improve access to the sub-region by constructing an 

interchange adjacent to the development by upgrading the P228 

Bridge over the N2 freeway. 

The restricted access makes the site a large “cul-de-sac” zone defined 

by the Mhlali River and the Indian Ocean. At present, the only road 

access to the site is via the N2 freeway exit 214 (at Umhlali 

approximately 3km away), Sheffield Beach road, and an existing 

gravel road.   

With undeveloped land parcels to the north of the Mhlali River, the 

opportunity exists to establish an access arterial route to serve as a 

continuous coastal route over the Mhlali River in the future.  

The site will experience a significantly improved regional access should 

the N2 interchange be implemented along with a continuous coastal 

route over the Mhlali River. 

 

4.2.2 Regional Development Patterns 

The context of the approximately 485 ha site in highlighted in Figure 4 

2 below. The site is the last parcel of undeveloped/ unplanned land 

between the Tongati River and the Mhlali River, and along with Zimbali 

Estate to the south forms the “book ends” to the coastal area between 

these rivers, the coast and the N2.  

A number of recently planned or developed residential estates with 

limited or no beach access are located behind the older and more 

conventional township development which fronts directly onto the 

sea.  

Commercial developments are located at interchanges along the N2 

where regional thresholds supplement those created by the local 

predominantly suburban and estate type residential  

The proposed new Tinley Manor South Bank will be the only other 

development, besides Zimbali, that will have direct frontage onto the 

beach.  

Developments located between the two rivers and the N2. 

 

Figure 4-2 Development Context 
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4.2.3 Ecological Systems 

The ecological assets and systems present on site are part of the wider 

riverine, estuarine and coastal systems that exist beyond the boundary 

of the site. The wider system is in part fragmented due to man-made 

barriers such as the N2 highway and adjacent property developments.  

The important ecological assets present on site include: 

 Mhlali River valley with the riverine and estuarine systems.  

 Fragile, but intact coastal dune system and associated 

remnant fragmented coastal forests; 

 Degraded and intact wetlands. 

The rehabilitation and conservation of these assets provide an 

opportunity to restore the environmental role of the site and thereby 

significantly benefitting the wider ecological system. 

4.2.4 Contextual Informants 

In the broader context, access poses the greatest challenge. Until an 

interchange is added off the N2 the site will remain fairly inaccessible. 

A more local continuous coastal route east of the N2 would bring 

significant improvements to connectivity in the wider region and local 

area and should be included into longer term planning.  

Restricted local access is not easy to address due to the established 

development pattern that includes the interface with the adjacent 

Seaton Delaval development. This is a significant challenge but which 

can be overcome by linking into the surrounding road systems and 

developments where possible.  

The future protection and / or rehabilitation of on-site environmental 

systems is a critical factor in restoring the environmental role of the site 

and for providing a high quality living environment. These interventions 

can be provided through a considered and well planned 

development concept.  

 

4.3 SITE ASSESSMENT 

Components of the site assessment include:  

 Environmental and geophysical factors such a geotechnical, topography, hydrology, vegetation, coastal set back line and limited 

development line  

 Ecological role of the site 

 Landscape character and visual assessments 

 Access and linkage 

 Services and infrastructure 

4.3.1 Environmental and Geophysical Constraints 

The environmental and geophysical factors are shown in Figure 4-3 below. 

 

Figure 4-3 Environmental and Geophysical Constraints
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a. Geotechnical  

The Drennan, Maud and Partners geotechnical report (2012), notes that there are unstable areas that could 

lead to slope failure if disturbed. This is a significant factor informing the development of Tinley Manor South 

Bank, and will assist with determining the location of access routes and development blocks. Although these 

unstable areas are not extensive, they occur predominantly along the frontal east facing hillsides overlooking 

the coastline and some smaller areas are noted alongside the northern slope above the Sheffield Waste 

Water Treatment Works and the eastern slope facing onto the N2 northbound. These areas are noted on the 

constraints map (Figure 4-3).  

b. Topography and Steep Slopes   

Drennan, Maud and Partners geotechnical report (2012) states that the site comprises a moderate to steeply 

undulating topography with slopes varying from having a convex to concave conformation. The convex 

topography represents well elevated topographic spurs generally trending in a north east - south west 

direction (parallel with the coast) while the concave topography generally represents the heads of minor 

non-perennial stream valleys. The extreme topography informs the location of access routes, development 

blocks and the various land uses.  

The constraints map as shown in Figure 4-3 indicates the severely steep slopes associated with the extreme 

topography and unstable soils. 

c. Hydrology 

The site contains a high proportion of wetland areas, which include hillslope seeps, valley bottom wetlands, 

as well as the Mhlali River floodplain and estuary. Sivest (2017) concluded that the current and historic land 

uses have left these systems moderately to highly disturbed, and for the most part the functionality of these 

systems has been greatly reduced as a result of drainage of the systems and modifications to the catchments.  

There is an opportunity to greatly improve the functionality and aesthetics of the on-site wetlands through 

wetland rehabilitation and management strategies. (Sivest, 2017) 

d. Vegetation  

The vast majority of the site is currently under sugar production and the valleys have been drained to increase 

arable land availability with limited biodiversity and little remnant indigenous vegetation. Pristine and 

undisturbed ecological systems include the coastal dune vegetation and some estuarine vegetation closer 

to the river mouth, the quality of estuarine vegetation further upstream is compromised by invasive vegetation 

(Sivest, 2015).  

e. Coastal Set Back and Limited Development Line  

The coastal set back line and limited development line is shown in Figure 4-3 . They impose development 

constraints on the northern and eastern boundary of the site (Coastwise, 2017). 

The coastal set back line demarcates an area within which development will be prohibited or controlled in 

order to achieve coastal management objectives and specifically to ensure the protection of future 

development from coastal processes.  

The limited development line is required to protect and maintain biodiversity of the coastal region, allow for 

heritage issues or in some cases to address other issues such as overshadowing of ecological assets by 

buildings and ensuring public access and / or amenity.  

Development proposals must ensure that only appropriate and sensitively designed infrastructure is placed 

within these constraint lines. This may include necessary, but limited investment and easily replaceable access 

and service infrastructure that would not impact on the objectives of the setback lines. 

f. Environmental Role of the Site 

The coastal, riverine, estuarine and wetland systems determine the primary environmental role of the site. The 

terrestrial systems process and filtrate large quantities of water which support the complex river and estuary 

ecosystem whilst the coastal systems are critical for protecting investment and human settlement from sea 

erosion. 

The Mhlali River valley and estuarine system connects the site to the hinterland and the Indian Ocean. The 

health of this complex estuarine ecological system is of critical importance to the broader ecological role, i.e. 

the fisheries nursery function. The sedimentation and nutrient input resulting from sugar cane farming may be 

reversed with the reinstatement of wetlands and appropriate buffers, the removal of alien vegetation and 

the restoration of the reed beds as part of the proposed development. This will benefit the ecological 

functioning and conservation status of the estuary promoting species protection and diversification along 

with added benefits for recreation and eco-education uses of the site.   

The coastal dune system that runs the length of the eastern boundary of the site, although fragile, is fairly well 

preserved and intact. This system and in particular the natural dune vegetation is of critical importance in 

providing a buffer to sea surges and storms from the Indian Ocean. It is vital to protect, enhance and conserve 

the frontal dune and coastal vegetation and where possible it with other fragmented patches of coastal 

forest on the site.  

The wastewater treatment works (WWTW) located on the Mhlali Estuary within the study area may, once fully 

operational, pose a threat to the water quality in the estuarine functional zone through the discharge of 

treated waste water (RHDHV, 2017). The WWTW is located on land owned by Sembcorp Siza Water. 

4.3.2 Landscape Character Assessment 

The undulating topography of the site produces two distinct experiences, namely vast open areas and 

intimate spaces. Figure 4-4 highlights these key landscape characteristics and the defining features. 

In summary these include: 

a. Vast Open with Views  

 Elevated platform and edges – Highest points formed by dominant hilltops and ridgelines that define 

spaces within the landscape.  

 Open, expansive experience with magnificent long and medium distant views from a pivotal high 

point identified in Figure 4-4 as well as high hill tops with good medium distance views and lower hill 

tops with pleasant more focused views; 

 Vast expanse and open views - experience of the Christmas Bay beach and Indian Ocean. 

b. Intimate Spaces 

 Enclosed and intimate spaces are formed by deeply incised valleys including the dominant estuarine 

system with associated riverine fauna and flora. There are 2 dominant valley systems that clearly define 

the site into 3 distinct areas; these valleys are displayed in yellow dashed lines in Figure 4-4. A number 

of smaller valleys run toward the estuary in between the dominant valleys; 

 Intimate spaces in the wetlands of the frontal dune form intimate spaces with lush vegetation.  

These key visual qualities are experienced through several discernible landscape zones, each with different 

characteristics that contribute unique opportunities and challenges for the development of the site.  

 Estuarine Zone – the northern part of the site is formed by the Mhlali River Estuary with invasive 

vegetation further up the estuary becomingly increasingly unspoilt toward the river mouth;  

 Coastal Zone – on the eastern edge of the site a long sandy beach runs from the estuary mouth in the 

north to Christmas Bay in the south. The area is largely unspoilt with the long stretches of sandy beach 

edged with large portions of pristine frontal dune vegetation punctuated with small streams and 

wetland; 

 Hinterland Terrestrial Zone – this very hilly area is characterised by hilltops with sharply incised valleys 

with wetlands. Much of the area is disturbed and currently is under cultivation. There are spectacular 

ocean and inland views. The N2 severs the most western portions of the site.    
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Figure 4-4 Landscape Assessment 

4.3.3 Services and Infrastructure 

According the SMEC Engineering Services Report (2017) the site has access to all essential bulk services 

required to facilitate the Tinley Manor South Bank development, more detail is provided in a separate SMEC 

report. According to the report the bulk water will be supplied by Umgeni Water via Sembcorp Siza Water 

(SSW) infrastructure. Upgrades to the existing infrastructure will be required to accommodate the anticipated 

increase in demand. These upgrades will be implemented in a phased approach in line with the anticipated 

programming of the project and will be subject to their own environmental assessment processes 

Wastewater generated by the development will be processed at the existing Sheffield WWTW located within 

the development operated by SSW under the authority of Ilembe District Municipality (IDM).      

4.3.4 Planning and Design Implications for the Site 

A summary of the main implications emanating from the site assessment are listed below 

 The unstable soils and very steep slopes are significant factors informing location of access, 

development blocks and the open space functions. The most appropriate solution to these unstable 

areas will be to repair them where slippage has occurred, and stabilise with endemic grassland 

species  

 Development will need to be set well back from the coastal set back line, the limited development 

line, sensitive hydrological systems and protected vegetation. The majority of the wetlands and much 

of the Mhlali River estuary, especially upstream towards the N2 is compromised by massive invasive 

vegetation and will require significant rehabilitation 

 Development should not only recognise the critical ecological role of the site, but rehabilitate and 

improve the functioning of the system wherever possible. Any improvement in the local ecology will 

have significant benefits on the wider ecological system  

 The solution to improving the restricted access to the site will need to be addressed on a sub-regional, 

district and local level and will need to include long term provision for additional access to the land 

east of the N2 . 

 There could be significant advantages to the experience of the overall development if the access, 

block layout and land uses are carefully aligned with the attributes of the site, such as sense of 

openness/ enclosure, vast panoramas/ framed views and vistas, as highlighted in the landscape 

character assessment. 
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5 DEVELOPMENT FRAMEWORK 

5.1 VISION 

The vision for Tinley Manor South Bank is generated by the overall development vision for all of the Tinley 

Manor land holdings that span the Mhlali River. The overall spatial development concept for Tinley Manor 

South and North Bank is shown below. 

Note that the EIA is for the South Banks only. 

 

Figure 5-1: Tinley Manor Spatial Development Concept Plan 

 

 

The following principles have informed the Vision for Tinley Manor South Bank Site 

 Responding to the imperative of environmental sustainability and the need for settlements to be 

resilient to impacts of climate change 

 Provision of an integrated “living, working and playing” environment that is characterised by the key 

coastal environmental attributes of the site and its location in the regional spatial economy 

 Creation of a human scaled but compact living environment that responds to emerging lifestyle 

needs driven by  globally responsible development principles 

 Provision of resort and recreation opportunities to stimulate the regional tourism economy and be a 

catalytic investment and development intervention into the region by maximising the tourism and 

recreation potential of the site 

Tinley Manor South Bank site will be developed around a mixed use village theme that supports a mix of 

residential and leisure development supported by a range of commercial and social facilities. Residential 

and leisure oriented neighbourhoods will be integrated around village nodes and a high quality, well 

managed network of public spaces featuring leisure and recreation areas, along with  a major new beach 

resort development and conservation zones. It will have a human scaled settlement form that is discernible 

and that prioritises the pedestrian, promotes non- motorised and “public” forms of transportation, encourages 

and supports social engagement and community cohesion, as well as, promotes care for the environment 

and the sustainable use of natural resources. 

5.2 DEVELOPMENT OBJECTIVES 

Overarching objectives that will need to be adhered to in the development of the site and that underpin the 

development concepts outlined in the following sections include the following: 

 Regenerate, rehabilitate and enhance the ecological functioning of the site to provide a supportive 

and robust  base for settlement and development 

 Create a diversity of land use and settlement forms and intensities integrated into a cohesive, efficient 

and productive whole 

 Integrate, as far as is possible, the proposed new development with the existing and emerging 

regional ecological, spatial development and transportation systems  

 Encourage and promote, as far as is possible, the increased use of, and integration of, non-motorised 

and “public” transportation with existing conventional transportation systems 

 Accommodate demand for exclusive forms of development, but provide opportunities for integration 

to the coast through well designed public spaces and places 

 Optimise the use of beach assets for both tourists and local utilisation and facilitate appropriate 

beach access at the local scale 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Tinley Manor 

South Bank 

Tinley Manor 

North Bank 
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5.3 ALTERNATIVE SITE DEVELOPMENT OPTIONS 

Two primary alternative development concepts were considered for the Tinley Manor South Banks Site.  

The concepts were informed by existing development products on the market in the KwaZulu-Natal North Coast area, development principles embodied in the prevailing planning policy of the province and the local 

municipalities, and through the employment of best practice planning and design principles which could both meet market demand and translate planning policy into more integrated and sustainable human settlement. 

Whilst Alternative Two is the preferred primary concept, various iterations of the spatial layout were considered to refine it so as to minimise environmental impacts, optimise site access off the N2, internal circulation, land use 

mixes and distribution and public access to the coastal zone. 

Key reasons for the rejection of Alternative One related to lack of public beach access in line with Coastal Management Policy, low and unsustainable settlement densities, undesirability of another gated estate along the 

coast, banal suburban sprawl, lack of mixed use and the need to optimise protection of and functionality of the Mhlali Estuary. 

 

 Alternative One  
CONVENTIONAL RESIDENTIAL ESTATE 

Alternative Two  
MIXED USE VILLAGE 

SPATIAL CONCEPT 

  
DEVELOPMENT 

FORM 

 
EXAMPLE OF CONVENTIONAL SUBURBAN DEVELOPMENT 

 
EXAMPLE OF MIXED USE AND VILLAGE CHARACTER 

CHARACTERISTICS   

Structure  Curvilinear road system serving predominantly mono functional land use  Integrated hierarchical grid system road system serving mixed use neighbourhoods 

Density  Mix of low density, single house per subdivision  Mixed densities including high and low density options 

Built Form  Detached building typology, one or two storey  Mix of attached multi storey and detached low rise building typologies 

Land Use and Theme  Predominantly suburban residential with supporting commercial and social facilities in 

central locations 

 Mixed use urban with well-defined and functional public spaces 

Security  Gated development with single estate access and restricted public access to beach zone 

through the estate. 

 Public mixed use commercial and beach/coastal nodes and village centre serving 

individual secured smaller mixed density clusters / neighbourhoods. 

   

 

 

  

Source: Google Images Source: Google Images 
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5.4 SPATIAL DEVELOPMENT CONCEPT AND BLOCK LAYOUT 

The site structure is pre-determined largely by the geophysical elements of the site (i.e. ecology, topography, 

geology, and hydrology). These have been integrated into a robust open space network which, along with 

existing and proposed new movement corridors, creates developable pockets or “blocks” of land.  

The ocean, the Mhlali River, the boundary with adjacent Seaton Delaval Estate and the N2 form the main 

edges of the site, whilst the internal wetland systems and associated geophysical attributes dissect the land 

into discernible development blocks each of which is situated astride, and structured by, a major or minor 

ridgeline(s). 

The “blocks” each contain one or more neighbourhoods which are characterised by the various locational 

and amenity attributes of the site (i.e. regional accessibility, location within the site and / or environmental 

amenity) and each derive their primary land use, form and value from these attributes (Figure 5-4). 

The following sections describe the manner in which this primary block structure of the site has been used to 

articulate and translate the development concept into a set of spatial development frameworks in order to 

guide development of the site (Figure 5-2 and Figure 5-3) 

Spatial Structuring features include: 

 Nodes- a regional mixed use node at the entrance to the development and adjacent to the N2. A 

Village Centre provides a mixed use focus and local service centre for the site and a Beach Node to 

provide beach access and amenities for residents and the public. 

 Circulation – an integrated hierarchy of pedestrian, cycle and vehicular networks structured around 

a Primary Spine Road, two secondary Spine Roads and a series of lower order access streets, loops 

and cul-de-sac. 

 Open Space – an integrated network of soft and hard public spaces and coastal, estuarine and 

wetland conservation areas that integrates the residential, leisure and mixed use neighbourhoods 

and the various nodes 

 Density – a mix of residential density and development intensity across the site in accordance with 

site features and layout characteristics 

 Built Form – mix of detached and attached low to medium rise single use and mixed use building 

typologies 

 Land Use –a mix of residential, leisure, commercial, community, conservation and recreation uses and 

activities distributed according to site characteristics and layout features and embedded in the open 

space system. 

 

Figure 5-4 below shows the configuration of the development footprint (i.e. Block layout) that is generated 

by the concept described above and it indicates clearly the areas that will be developed and those that 

will be set aside for the open space and environmental systems protection. 

 

 

Figure 5-2: South Bank Concept 

 

 

 

Figure 5-3: Example of Built Form Concept 
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Figure 5-4 South Bank Block Structure 
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5.4.1 The Village Centre 

The Village Centre is located at the highest and most central part of 

the site and forms the community heart of the overall development. It 

is to be designed as a public place that will serve all of the 

neighbourhoods on the site. It should have a built form accentuating 

the hill top location and its central and public role with urban attributes 

of higher density, mixed land use and compact built form with modest 

building heights. Moreover, it should provide a pleasant pedestrian-

friendly environment with a central public space and landscaped 

streets (Figure 5-5).  

Elements should include: 

 Traditional town centre grid layout focused on a Village Square 

/ Common with walkable blocks of approximately 60 x 60m 

connected into the surrounding street system 

 Landmark buildings with landscaped public spaces at 

gateways  to the Centre off the Primary and Secondary Spine 

Roads 

 Landscaping to integrate it with the site’s unique landscape 

qualities, such as inland and coastal views, coastal and 

subtropical vegetation  

 Mixed use buildings fronting onto the internal street system and 

Village Square and ground floor frontages to create friendly 

active edges through shops, restaurants and markets 

 Building edges with canopies and colonnades to provide 

pedestrians with a protected and comfortable environment  

 

 

Figure 5-5: Village Centre Concept 
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5.5 ENVIRONMENTAL FRAMEWORK 

5.5.1  Objectives 

 Protect and enhance ability of the ecological assets to produce ecosystem services and to regenerate ecological function of the site within 

the broader ecological system 

 Create a network of open space assets that provides a functional and attractive platform for coastal residential and resort development 

 Create and open space system that provides for multi – purpose, active and passive, land and water based recreation opportunities and 

activities 

5.5.2  Elements of the System 

a. Coastal Dune System 

This fragility of this element of the system including the wetlands, coastal dune forest, rocky shores and beaches is to be strengthened through 

protection of existing intact assets, rehabilitation of transformed assets and integration of all assets into an expanded and enhanced coastal corridor 

system. This will provide improved ecological functioning including coastal erosion protection, as well as, land and water based recreation 

opportunities associated with the beaches and ocean. 

b. Riverine and Estuary System 

This system is to be consolidated through the protection, rehabilitation and enhancement of the flood plain the estuary and the associated wetland 

areas draining into the system from the site. This will provide improved ecological functioning including coastal erosion protection, as well as, water 

based recreation opportunities associated with the river and estuary. 

c. Regenerated and Enhanced wetland systems associated with major and minor wetlands 

The wetland systems in the hinterland of the site are to be rehabilitated, expanded and enhanced through the introduction of buffer areas that will 

allow reestablishment of the wetland zones, as well as, provide a protective buffer between the wetland and new development areas. These areas 

are to provide for improved ecological functioning, as well as, opportunities for recreation. 

d. Remnant Coastal Forests 

The remaining small remnant coastal forests are to be protected and expanded where possible and integrated with the broader open space system 

to increase variety of landscape, as well as, provide for plant and animal species diversity and linkage of the system elements. 

e. Recreational Areas  

These areas provide opportunities for active and passive recreation and sporting activities associated with each of the attributes of the site and the 

new development, but will also perform an important linkage role between other open space elements located in different catchments. 

f. Additional Linkage Corridors  

These are areas that will provide opportunities for additional important linkages between all open space elements located in different catchments 

or in the coastal and riverine systems and are important for maintaining an integrated and complete network of open space. 
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Figure 5-6 : Environmental Framework 
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5.6 ACCESS AND CIRCULATION NETWORK  

5.6.1 Objectives  

 Provide for long term linkage of the site into the regional and national system of the N2 

 Provide for the long term linkage into a secondary coastal arterial system that links the northern and 

southern banks of the Mhlali River 

 Promote and provide for a range of more sustainable on-site movement options including private 

vehicular modes as well as non-motorised and public forms of transportation 

 Protect the integrity of individual land use zones, development blocks, precincts and neighbourhoods 

within the development, but provide for their integration through a well-designed and efficient road 

network 

 Provide for the establishment of a safe and secure living environment without compromising 

convenience and efficiency 

5.6.2  ACCESS AND CIRCULATION ELEMENTS 

The access and circulation network is a hierarchical system designed to access the various development 

blocks on the site whilst minimising breaching of the wetland system. The elements are described below and 

illustrated in Figure 5-7. 

a. Main Access Points from Regional System 

There will be two primary access points to the proposed development.  

The first is located off the proposed new coastal collector road east of the N2 and that would ultimately link 

the south bank with the north bank. The coastal collector road will in turn be linked to the proposed new 

interchange on the N2 where the P228 crosses it. This access point will provide access to the land both east 

and west of the proposed collector road. 

The second access point would be directly off P228, but on the western side of the N2 and would provide 

access to the eastern portions of the site located between the N2 and the proposed new coastal collector 

road.  

A road, that will come off the Primary Spine Road, and that will pass under the proposed new coastal road, 

will provide additional access to the portion of land between this road and the N2. 

b. Provision for Coastal Arterial 

Provision has been made for the long term development of a coastal collector, east of and parallel to, the 

N2 and which will connect the northern and southern banks of the Mhlali River (i.e. off the P228 and 

connecting to P467 on the northern bank).  

c. Primary Spine Road 

The primary spine road of the development will link its various components, as well as, link it into the regional 

movement system. The spine will begin at the entrance to the development and terminate in a T junction 

with a secondary spine that serves the coastal residential and leisure zones.  

d. Secondary Circulation Spines Roads  

Two secondary spines will serve the residential neighbourhoods and the leisure zones respectively. 

The first, a loop system off the primary spine, will serve residential neighbourhoods and a Village node at its 

eastern intersection with the primary spine road. The second secondary spine will run parallel with the coast 

and will form two cul-de-sac north and south of its intersection with the primary spine. 

e. Precinct Circulation Roads 

Each of the precincts will be served by an internal system of residential access streets, loops and cul-de-sac 

which will be designed at the detailed planning and design stage of the project. 

f. Village Centre Grid 

The Village Centre will be served through a grid of lower order streets designed to be pedestrian friendly and 

to enhance the Village “feel”. 

g. Beach / Estuary Access System  

The pedestrian and cycling (i.e. Non - Motorised Transport –NMT) portion of the beach and estuary access 

and circulation system consists of two components. A “natural” and a “built up” component. The system will 

contain a combination of ‘at grade’ pathways and elevated boardwalks. 

The “natural” system includes routes that meander through the open space system linking coastal and 

estuarine environmental and amenity zones to the development zones and provides routes for walking 

cycling, jogging, bird watching etc. Pathways and / or boardwalks in these areas will be designed to minimise 

ecological impact and their location will follow existing contour paths wherever possible. Access via this 

system directly onto the beach will only be via existing natural breaches in the frontal dune system. The system 

will be able to be accessed from either the public node situated along the coastal portion of Secondary 

Spine, the resort development site and / or the residential neighbourhoods adjacent to the coast or river.   

The “built up” component of the system is integrated with the street and road systems and will include 

additional dedicated pedestrian / cycle pathways so as to ensure that walking and or cycling is convenient, 

safe and a pleasant experience. Infrastructure design on the routes will reflect the role of the route and will 

be designed to optimise access to the Village Centre and other nodes in the development.   

Two potential controlled vehicular emergency and service access routes to service the beach through the 

coastal dune zone has been identified as part of the system. NOTE: One of these routes will potentially service 

a proposed beach enhancement nodes currently being investigated and which will form part of a separate 

EIA application. 

 

Table 5:1 Proposed Reserve Widths 

Street type Reserve width including sidewalks 

Primary Spine Road 24m with localised widening for turning 

Secondary Circulation Spine Roads 22m including widened areas for parking at nodes 

Major Precinct Access Roads 16m 

Minor Precinct Access Roads 14m 

 



 

The Markewicz Redman Partnership   26 Tinley Manor South Bank (14 March 2017)  

 

 

 

Figure 5-7 Access and Circulation Network 
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5.7 LAND USE FRAMEWORK 

The land use framework for Tinley Manor South Bank is shown in Figure 5-8 and in Table 5:2 below: 

5.7.1 Objectives 

 Optimise development of the site without compromising the environmental character and function 

of the  site 

 Provide for a range of vibrant, integrated “living working and playing” lifestyles 

 Create a variety of integrated, balanced and identifiable mixed land use zones, development 

precincts and neighbourhoods  

 Optimise locational advantages for each land use associated with regional and local access 

arrangements and / or the diverse environmental amenity of the site 

 Provide for a range of development densities and settlement intensity, and accommodate demand 

for exclusive forms of development, but provide opportunities for integration with the coast through 

well designed public spaces and places 

 Optimise opportunities for use of beach assets for both tourists and local residents and facilitate 

appropriate beach access at the local scale 

5.7.2 Land Use Zones 

Twelve (12 No.) Land Use Zones have been identified and allocated in different mixes to each of the 

development blocks. 

 Retail 1(MU) - Mixed Retail, Office and Residential 

 Retail 2 - Low Impact Retail and Entertainment  

 High Density Residential - Planned Unit Development 75 units / ha with 10% Commercial in the Town 

Centre 

 Medium Density Residential - Planned Unit Development 25 units / ha 

 Single Residential 600/800 m2 ( 12 to 16 units / ha) 

 Single Residential 1000 m2 ( 10 units / ha) 

 Single Residential 1500 m2 (6 units / ha) 

 Resort Hospitality – Hotel and Entertainment 

 Community  – Higher order community uses 

 Private Open Space – Parks within Residential 

 Conservation – Wetlands, Estuary, Coastal Zones, Grasslands and Buffers 

 Roads – all roads serving various land use zones above 

Whilst no specific local level community facilities sites have been indicated on plan these will be 

accommodated according to demand within either the mixed use retail or higher density residential land 

use zones and could accommodate local level and associated supporting/complementary 

social/community facilities including education, health etc. 

a. Retail 1(MU) - Mixed Retail, Office and Residential 

This land use zone is located in the node adjacent to the N2 and is intended to serve the residents of the new 

development, as well as, the surrounding region through its highly accessible location at the interchange on 

the N2 and along the proposed future coastal arterial located east of the N2. 

It is also located within the Village Centre which will serve the residents of the development and provide them 

with a mixed use community oriented precinct. 

The FAR of this precinct would be 0.5 and land uses would accommodate retail, offices, some service or 

community oriented uses, as well as, residential uses commensurate with the needs of the surrounding region. 

b. Retail 2 - Low Impact Retail and Entertainment  

This land use is located in a ‘beach’ node situated along the coastal portion of the Secondary Spine Road 

and provides for day to day retail needs, as well as, some public entertainment and leisure activities (i.e. 

restaurants, pubs etc.). 

Development will be facilitated by a FAR of 0.15.  

c. High Density Residential - Planned Unit Development (75 units / ha) 

This zone is accommodated adjacent to the Primary Spine Road and in the Village Centre. 

Development in these zones will be at an FAR of 0.375 generating densities of 75 units per hectare and built 

form could accommodate building heights of up to 6 storeys. The building heights and massing should 

accentuate the highest parts of the site and should not interfere with views of other residential types in close 

proximity. 

The zone allows for 10% of floor area to be retail, entertainment and / or community uses to accommodate 

mixed use and is intended that this would occur in developments in the Village Centre in order to provide an 

active street edge at ground floor level. 

d. Medium Density Residential - Planned Unit Development (25 units / ha) 

This zone is accommodated in various locations around the site either close to the Village Centre and / or 

Beach Nodes or in prime locations overlooking the estuary or the sea. 

Development in these zones will be at an FAR of 0.15 generating densities of 25 units per hectare and built 

form could accommodate building heights of 2 to 4 storeys. The sites for this zone which are adjacent to and 

in front of other residential zones overlooking the river or sea will be restricted to two storeys maximum. 

e. Single Residential 600/800 m2 (12 to 16 units / ha) 

This zone provides for single detached housing on individual erven of 600 to 800 m2 at maximum heights of 

three storeys and which are located primarily around the Village Centre 

f. Single Residential 1000 m2 (10 units / ha) 

This zone provides for single detached housing on individual erven of 1000 m2 at maximum heights of three 

storeys and which are located in the development blocks accessed via the Village Centre and overlooking 

the Estuary. 

g. Single Residential 1500 m2 (6 units / ha) 

This zone provides for single detached housing on erven of 1500 m2 at maximum heights of three storeys and 

which are located in prime locations overlooking the ocean and or Estuary. 

h. Resort Hospitality- Hotel and Entertainment 

This zone is located to optimise coastal amenity and is positioned so as to ensure a prime location in the 

development. The precinct provides for resort / leisure developments that ensures beach access for residents. 

It will have a separate access point off the secondary coastal spine road and controlled access to the beach 

zone and overall pedestrian system. 

Density is determined by an FAR of 0.25 and building heights will be a maximum of 4 floors 

i. Community 

This zone caters for higher order community uses that would be generated either by the proposed new 

development on its own and / or by general development in the surrounding areas and could include higher 

order community oriented facilities (i.e. health, education, welfare, municipal or government services etc.). 

j. Private Open Space – Parks within Residential 

This zone provides for small private open spaces or parks within each of the potential development blocks to 

provide common neighbourhood spaces. 
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k. Conservation 

This zone accommodates all of the ecological assets of the site and includes linkage spaces that connect 

the various habitat zones e.g. coastal zones, wetlands and estuary zones. 

l. Road 

This zone accommodates the Primary, Secondary and all local access and circulation roads in the 

development

Table 5:2: Land Use Zoning and Floor Area Ratio Schedule (14/03/2017) 
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TOTAL 

SITE 

AREA 

(ha) 

% OF 

TOTAL 

AREA 

FAR 

MIXED USE: 

RESIDENTIAL 

SPLIT 

TOTAL 

FLOOR 

AREA 

(m2) 

TOTAL 

COMMERCIAL 

FLOOR AREA 

(m2) 

TOTAL 

RESIDENTIAL 

FLOOR AREA  

(m2) 

TOTAL OTHER 

FLOOR AREA  

(m2) 

AVERAGE 

UNIT SIZE  

(m2) 

TOTAL NO 

RESIDENTIAL 

UNITS 

Residential 

(MU) 

Single  

Residential 
Single Residential 1500m2 6  -     24.56   -     -     24.56  5% 0.500  -  122 795  -  122 795   -  -  147 

Single  

Residential 
Single Residential 1000m2 10  -     23.72   -     -     23.72  5% 0.500  -  118 580   -    118 580    -   -  237  

Single  

Residential 

Single Residential 600 / 

800m2 
12-16  -     18.55   -     -     18.55  4% 0.500  -  92 755   -    92 755    -   -  260  

Medium Density  

Residential  

Planned Unit Development 

(25units/ha) 
25  -     44.78   -     -     44.78  9% 0.150  -  67 173   -    67 173    -   60  1 120  

High Density 

 Residential  

Planned Unit Development 

(75 units/ha) with 10% 

commercial (Village Centre) 

75  -     3.56   -     -     3.56  1% 0.375 10:90 13 347  1 335   12 013    -   45  267  

Planned Unit Development 

(75 units/ha)  
75  -     14.66     14.66  3% 0.375  54 971   -    54 971   -    45  1 222  

Resort 
Resort / 

Hospitality 
Hotel with Entertainment  -   -     12.00   -     -     12.00  2% 0.250 0 - 29 991   -    -     29 991  -  -    

Commercial 

Retail 1 (MU) 
Mixed Retail, Office and 

Residential Node 
 -   -     20.46   -     -     20.46  4% 0.500 25:75 102 294  25 574   76 721    -   60  1 279  

Retail 2 

Low Impact Retail and 

Entertainment Mixed Use for 

Beach Node 

 -   -     5.36   -     -     5.36  1% 0.150 - 8 035  8 035     -    -   -  -    

Social Community 
Higher Order Community 

Facilities 
 -   -     12.43   -     -     12.43  3% 0.350 - 43 517   -      -   43 517  -  -    

Open 

Space 

Private Open  

Space 

Parks within Residential 

Areas 
 -   -     -     -     5.50   5.50  1% - 0 -  -    -     -     -   -  -    

Conservation 

Wetlands, Estuary, Coastal 

Zones, Grasslands including 

buffers 

 -  246.35   -     -     -     246.35  51% - -  -    -     -     -   -  -    

 Utilities Road All roads -  -     -     52.31  -     52.31 11% - -  -    -     -     -   -  -    

 Grand Total  - 246.35  180.07  52.31   5.50   484.23  - - - 653 458   34 944   545 006   73 508    4 531  

 

Notes: 

1. Retail 1 Zone - Residential / Commercial or Community Mix Ratios :  75:25 of floor area 

2. High Density Residential Zones - Residential  / Commercial or Community Mix Ratios : 90:10 floor area (only applied in residential blocks in the Village Centre) 

3. Retail 2 excludes Residential Use 

4. Total Residential Units excludes Hotel Rooms 

 

 



 

The Markewicz Redman Partnership   29 Tinley Manor South Bank (14 March 2017)  

 

 

Figure 5-8: Land Use 
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6 CONCLUSIONS AND RECOMMENDATIONS 

6.1 CONCLUSIONS 

The proposed development has been informed by, and aligns with, provincial economic and spatial 

development goals and it gives effect to the planning and development objectives and principles of both 

the Ilembe District Municipality and the KwaDukuza Local Municipality and, as such, will significantly add to 

the rates income stream of these entities whilst contributing to the overall reduction of their operational costs 

through the promotion of sustainable land use development and services delivery.  

Tinley Manor South Banks will provide an added attraction for future north coast investors wishing to establish 

or expand their businesses in / or around the expanding northern industrial and business complex associated 

with the King Shaka Aerotropolis through the provision of a range of well serviced lifestyle options and it will 

provide access to additional coastal recreation opportunities for north coast residents. 

6.2 RECOMMENDATIONS 

The main recommendation flowing from this report is related to the alternative spatial development options 

discussed in Section 5.3 of this report.  

Tinley Manor South Banks is a significant asset of the Kwa Zulu Natal North Coast and presents significant 

opportunities for introducing new integrated human settlement, new tourism, new tertiary education and 

public recreation opportunities to the region and province. Alternative Two breaks with conventional 

development practice (i.e. suburban sprawl) in that it significantly increases densities and displays a more 

responsive built form and mixed use pattern which promotes more sustainable human settlement and which 

will also significantly rehabilitate and enhance the ecological functioning of the Mhlali Estuary and its 

immediate surrounds. It provides for a range of lifestyles and affordability levels and it ensures that public 

access to coastal recreation opportunities are optimised. 

It is for this reason that Alternative Two, the “Mixed Use Village Concept”, as detailed in this report, is 

recommend as the preferred development concept for the site. 
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8 APPENDIX: COMPOSITE BLOCK PLAN 

 

 Figure 8-1: Composite Block Layout Plan 


