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1 INTRODUCTION 

1.1 BACKGROUND AND PURPOSE OF THE REPORT 
Tongaat Hulett Developments (THD) has appointed Royal HaskoningDHV (Pty) Ltd to prepare a Concept 
Spatial Development Plan including a Block Plan Layout and Landscape Development Plan for the area 
known as Tinley Manor South Bank.  

This report has been prepared in order to facilitate THD proceeding with its Environmental Authorisations for 
developing this area. In order to complete the environmental application process, the planning work used for 
the initial environmental scoping report needs to be taken to a greater level of detail.  

The more refined spatial development concept: 

 Indicates the nature, extent and intensity of development  required 
 articulates the spatial structure and form of development 
 quantifies the preferred spatial development concept, 

The block plan includes: 

 frameworks for land use, access and circulation, and  
 a broad level landscape / townscape strategy for the study area. 

The South Bank proposal will be the first phase of the development of Tongaat Hulett’s land holdings in 
Tinley Manor situated south and north of the Umhlali River. 

 

1.2 STUDY AREA 
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 1-11). 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 Umhlali 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 437ha 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.  

 

                                                 

 

1 Images from Google Earth (2013) 

 
Figure 1-1 Regional Location 

 
Figure 1-2 Study Area 
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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 Block Concept Spatial 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 (2008; 2009, 2011 and 2012 Reviews) 

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). 

  



 

Royal HaskoningDHV   5 Tinley Manor South Bank (February 2015) 
 

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%) (IDP p86). 

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 agriculture (Figure 2-1).  

 
Figure 2-1 iLembe Spatial Development Pan 

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. 

 

 

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 p9-10).  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-
10). 

Figure 2-2 Primary Tourism Corridor (DSEDS 2012) 

Tinley Manor South Bank 

Tinley Manor 
South Banks 

Kwa Dukuza/ Stanger 

Kwa Dukuza/ 
Stanger
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2.4.2 KWADUKUZA SDF (2008; 2009, 2011 AND 2012 REVIEWS) 
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 

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 Haskoning DHV 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).  

2.4.5 KEY DEVELOPMENT PRINCIPLES 
Key development principles emanating from the abovementioned policy framework 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 set back 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 (Umhlanga to Ballito) 

 Integrated development response to recreation and residential needs 

The Development Strategy identifies 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.

Tinley Manor South Banks 
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3 PRECEDENT AND BEST PRACTICE 
This section looks at the current local residential and resort market as well as international trends and best 
practice. The objective is to gain an understanding of the local market offering and the trends both in the 
north coast region of KwaZulu-Natal and internationally and to use this information and the main ideas to 
inform develop concepts for Tinley Manor South Bank. 

3.1 LOCAL 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 Table 3:1. 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 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 

EX
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/Facilities-
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  

       

PL
A

N
N

ED
 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  
 Lifestage 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 sited, 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 Curvilinear Access and Circulation 

 

Eco Priority (Simbithi Golfing Eco- Estate) 

 
(source Simbithi website)

Simbithi Curvilinear Access and Circulation

 

Lifestage (Brettenwood Coastal Estate) 

 
(source Brettenwood website)

Brettenwood Coastal Estate Access and Circulation 
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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 Access and Circulation 

 

 

 

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 Access and Circulation 
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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 with a range of Access and Circulation 

 
 

3.2 INTERNATIONAL BEST PRACTICE 
Sustainability is an overarching international trend in both residential 
and resort developments and dominant themes which describe the 
trends include New Urbanism, Smart Growth, and Sustainable 
Settlements.  

The principles and features of sustainability that inform these 
emerging themes 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 public, to semi public and private. This graded measure of 
controlled access can incorporate a fully functional mixed use 
settlement that retains a high level 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” 

 

 

Urban  

Rural  

Conservation  
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4 SITUATIONAL ANALYSIS 

4.1 TINLEY MANOR SOUTH AND NORTH BANK 
Tongaat Hulett’’s Tinley Manor land holdings comprise land both to the south and the north of the Umhlali 
River. The extent of these land holdings is shown in Figure 4-1 below.  

As a long term strategy, Tongaat Hulett 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 Umhlali 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 November 2012, 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 Umhlali 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. According to the SMEC Engineering Services 
Report, November 2012, the gravel access will be upgraded to service the development.  

With undeveloped land parcels to the north of the Umhlali River, the opportunity exists to establish an access 
arterial route to serve as a continuous coastal route over the Umhlali 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 Umhlali River. 
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4.2.2 REGIONAL DEVELOPMENT PATTERNS 

The context of the approximately 
437 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 
Umhlali 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 historic and 
conventional township development 
which fronts directly onto the coast.  

Commercial developments are 
located at interchanges along the 
N2 where regional thresholds 
supplement those created by the 
predominantly suburban and estate 
type residential developments 
located between the two rivers and 
the N2. 

The proposed new Tinley Manor 
South Bank will be the only other 
development, besides Zimbali that 
will have direct frontage onto the 
beach.  

Figure 4-2 Development Context 
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4.2.3 ENVIRONMENTAL SYSTEMS 
The environmental systems present on site are part of the larger 
riverine, estuarine and coastal systems that extend 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 environmental systems present on site include: 

 Umhlali River valley with the riverine and estuarine systems.  
 Fragile coastal dune system and associated remnant 

fragmented coastal forests; 
 Degraded wetlands currently associated with sugar cane 

production. 

The rehabilitation and conservation of these systems provide an 
opportunity to restore the environmental role of the site significantly 
benefitting the wider system. 

4.2.4 IMPLICATIONS 
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 could bring 
significant improvements to connectivity in the wider region and local 
area.  

Restricted local access is not easy to address due to the established 
development pattern and that includes the interface with the adjacent 
Seaton Delaval development. This is a significant constraint.  

The environmental systems are a critical factor in restoring the 
environmental role of the site can be addressed through a considered 
and well planned development concept.  

4.3 SITE ASSESSMENT 
Components of the site assessment include:  

 Environmental 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 FACTORS 
Key environmental factors are shown in Figure 4-3 below. 

 
Figure 4-3 Environmental Constraints 
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a. Geotechnical  
The Drennan, Maud and Partners geotechnical report, December 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.  

b. Topography and Steep Slopes   
Drennan, Maud and Partners geotechnical report, December 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 Umhlali River floodplain and estuary. The Sivest 2012 report 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 2013) 

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.  

e. Coastal Set Back and Limited Development Line  
The coastal set back line and limited development line is shown in Figure 4-3 below. They impose 
development constraints on the northern and eastern boundary of the site. 

The coastal set back line demarcates an area within which development will be prohibited or controlled in 
order to achieve coastal management objectives, specifically protecting development from coastal processes.  

The limited development line is required to maintain biodiversity of the coastal region, allow for heritage 
issues or in some cases to address other issues such as shading by buildings and public access or amenity.  

Development proposals must ensure that only appropriate and sensitive infrastructure is placed within these 
constraint lines and this may include necessary, but limited investment and easily replaceable access and 
service infrastructure that would not impact on the objectives of the set back 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 Umhlali 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 Umhlali 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. (source: The Tinley Manor South Bank Coastal Development: Estuarine Impact 
Assessment and Specialist input for the Mhlali Estuary 2013) 
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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 
Umhlali 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.                       .   

  
Figure 4-4 Landscape Assessment 
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4.3.3 SERVICES AND INFRASTRUCTURE 
According the SMEC Engineering Services Report, November 2012, 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 the Umgeni Water Honolulu 
pipeline 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. 

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). Portions of the 
site will gravitate to pump stations which will transfer sewage to the WWTW with the balance of the site 
drained directly to the WWTW. 

The Sheffield Waste Water Treatment Works (WWTW) will provide sufficient grey water to irrigate corporate 
market gardens, orchards, the public landscape along streets and other public spaces within the 
development blocks and the private gardens.  

4.3.4 IMPLICATIONS 
Some key implications 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 Umhlali 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 lack of access will need to be addressed on a sub regional, district and 
local level. 

 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 CONCEPT 

5.1 VISION 
The vision for Tinley Manor South Bank forms part of an overall development vision for all of the land that 
spans the Umhlali River. The overall draft concept for Tinley Manor South and North Bank is shown below. 

Figure 5-1: Tinley Manor Draft 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 living environment that responds to emerging lifestyle needs driven by  
globally responsible development principles 

 Release 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 resort centred, lifestyle and 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 food production zones, leisure and 
recreation areas, along with  major new beach resort developments 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 DEVELOPMENT CHARACTERISTICS 
Defining characteristics include: 

 Structure - integrated and permeable pedestrian and road networks and integrated network of soft 
and hard public spaces that integrates residential, leisure and mixed use neighbourhoods and village 
nodes 

 Density – mix of density and intensity across the site  
 Form – mix of detached and attached low to medium rise single use and mixed use building 

typologies 
 Land use  -residential, leisure, commercial, community, conservation, recreation, agriculture,  

 

 
Figure 5-2: South Bank Concept 

Figure 5-3: Example of Built Form Concept 

 

5.4 SITE STRUCTURE 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 blocks 
of land are characterised by the various locational and amenity attributes of the site (i.e. regional accessibility 
and / or environmental amenity) and each derive their primary land use and value from these attributes. 

The ocean, the Umhlali 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. 

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 5-4) 
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Figure 5-4 South Bank Block Layout 
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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 an ecological and agricultural productive 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 and new agricultural 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. Agricultural Areas associated with buffer areas and development blocks 
These are specific areas located adjacent to, or within a portion of the buffer areas and have been selected 
for their soil, slope and climatic attributes that can be used for agricultural production opportunities including 
orchards, market gardens and crops. These areas are intended to be productive areas (e.g. much the same 
as golf course estate or equestrian estate) that provide visual and activity attraction to the living environment. 

f. 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. 

g. 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. 

h. Water Bodies 
New bodies of water are to be established in carefully selected areas outside the wetland areas to provide 
water sources for agricultural purposes, but also to provide variety in and interest into the landscape and to 
promote increased plant and animal species diversity. They will also form part of the overall storm water and 
flood risk management system. 
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Figure 5-5 : Environmental Framework 

 

 

 

 
All images sourced from Google 
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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 N3 
 Provide for the long term linkage into a secondary coastal arterial system that links the northern and 

southern banks of the uMhlali 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  ELEMENTS 
The access and movement 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 
This consists of the primary access point located off the proposed new coastal collector (extension of 
Sheffield Drive) and which will be able to access the proposed new interchange of Sheffield Drive with the 
N3. 

b. Provision for Coastal Arterial 
Provision has been made for the long term development of a coastal collector, east of and parallel to, the N3 
and which will connect the northern and southern banks of the Umhlali River.  

c. Primary  spine  
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 the secondary coastal spine that serves the coastal leisure zone.  

d. Secondary Circulation Spines  
Two secondary spines will serve the residential neighbourhoods and the leisure zones respectively. 

The first, a loop system off the primary spine, will serve a Village node at its eastern intersection with the 
primary spine road, and a second with a larger Village node at the junction of the primary and the secondary 
spine which will run parallel with the coast and will form two culs-de-sac north and south of the intersection 
with the primary spine. 

e. Precinct Circulation 
Each of the precincts will be served by a system of residential access streets. 

f. Village/ Town Centre Grid 
The Village nodes will be served through a grid of lower order streets designed to be pedestrian friendly and 
to enhance the Village “feel”. 

g. Pedestrian System  
The pedestrian system consists of two components. A “natural” and a “built up” component.  

 The “natural” includes the system that meanders through the open space system linking all 
environmental amenity zones to development zones providing routes for cycling, jogging, bird 
watching etc. The beach access system forms part of this and is underpinned by the ecological 
requirement to protect and preserve the sensitive ecological services of the site. Pathways will be 
designed to minimise ecological impact and their location will follow existing contour paths wherever 
possible, accessing the beach at existing natural breaches in the frontal dune system. Public beach 
access is provided from the secondary circulation spine as well as additional beach access points for 
lifestyle/ resort developments.   

The “built up” component is integrated with the street and road system with additional dedicated pedestrian 
pathways.   

 
Figure 5-6 Pedestrian Concept 

Table 5:1 Proposed Street Widths 

Street type Street width including sidewalks 

Primary Estate Spine  

 

24m with localised widening for turning 

Secondary Circulation Spines  

 

22m including widened areas for parking at 
nodes 

Major Precinct Access 16m 

Minor Precinct Access 12m 
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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: Land Us Figure 5-8and 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 land use zones, development precincts and 

neighbourhoods  
 Optimise locational advantages 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 to the coast through well 
designed public spaces and places 

 Optimise beach assets for both tourists and local utilisation and facilitate appropriate beach access at 
the local scale 

5.7.2 ELEMENTS 
Eight broad Land Use Zones have been created each containing a cluster of precincts and/or 
neighbourhoods 

a) Medium Impact Mixed Use 
b) Low Impact Mixed Use 1 
c) Low Impact Mixed Use 2 ( emphasis on entertainment) 
d) Residential 1 High Density 
e) Residential 2 Low / Medium Density 
f) Residential 3 Low Density 
g) Leisure / Resort  
h)  Service Zone 

a. Medium Impact Mixed Use  
This land use is located in a node adjacent to the N2 and is intended to serve the new development, as well 
as, the surrounding region through is location at the interchange with the N2 and along the proposed future 
coastal arterial located east of the N2. 

The FAR of this precinct would be 1.0 and land uses would accommodate retail, offices and some service 
oriented uses commensurate with the needs of the surrounding region. 

b. Low Impact Mixed Use 1 
This comprises two nodes, The smaller, centrally located community village node is intended to fulfil a local 
convenience role. The larger of the two nodes is located as a focus and termination to the central spine. The 
node provides both for commercial and convenience to provide for day to day needs, as well as, some 
entertainment and leisure (i.e. restaurants, pubs etc.). 

Development will be facilitated by a FAR of 1.0 and the mixed use is to be integrated with the residential 
component of the higher density housing through mixed use buildings and a compact system of streets and 
public spaces. 

c. Low Impact Mixed Use 2 
This land use is located centrally between the resorts and at the termination of the central spine, and is 
intended to serve an entertainment function, taking advantage of a central location and spectacular views 
over the rehabilitated indigenous vegetation and Indian Ocean.  

d. High Density Residential  
This zone is accommodated in two precincts, one on the coastal side of the N2 and located as the central 
spine, and a smaller precinct on the inland side of the N2. 

The precincts are tight clusters of development integrated by an intricate system of streets and public spaces 

The central precinct is integrated with the small mixed use nodes and provides opportunity for a higher 
density and more “urban” lifestyle 

The inland precinct provides opportunity for a higher density urban lifestyle in a more regionally accessible, 
as well as, affordable location in close proximity to the Mixed Use Zone, with the provision of an accessible 
community facility. 

Development in these zones will be higher density (i.e. FAR of 1.0) and built form could accommodate 
building heights of up to 6 storeys. 

e. Low to Medium Density Residential 
This zone comprises a single precinct associated with the large central wetland wrapping around the internal 
face of the frontal dune. 

The precinct is accessed through the high density residential node directly off the primary spine road. 

The neighbourhood should provide for a range of housing types with higher densities closer to the high 
density precinct off the central spine and lower densities closer to the wetland and resort. Densities within 
this precinct are determined through an FAR of 0.5. Built form is low to medium rise with building heights 
having a maximum of 3 storeys 

f. Low Density Residential 
This zone has five precincts each made up of between one to three identifiable residential neighbourhoods 
or housing “clusters” each associated with a particular and dominant environmental feature i.e. river, coast, 
wetland or agricultural area. 

Each precinct is accessed either through the central Village node or directly off the primary spine road. 

The neighbourhoods should be developed to have their own identity within a broader character theme and 
densities within these precincts are determined through an FAR of 0.5. Built form is low rise with building 
heights having a maximum of 2 storeys 

g. Resort and Leisure 
This zone is located to optimise coastal amenity and comprises of four development precincts each 
positioned so as to ensure a prime location in the development. 

The four precincts provide for resort / leisure developments that ensures beach access for residents. 

They will each have a separate access point off the secondary coastal spine and exclusive and controlled 
access to the beach zone and overall pedestrian system. 

The precincts are to be integrated with the surrounding enhanced open space system and densities are 
determined by an FAR of 0.25 applicable to each individual resort / leisure site. Building heights will be a 
maximum of 4 floors 
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h. Service Area and Nursery 
Established to provide for maintenance and operational requirements of the development. Its location is 
central , but located so as not to impinge on the development character in terms of traffic or visual impacts. 

Table 5.2: Land Use Zoning and Floor Area Ratio Schedule including roads 
Land Use Zone Area/ 

Ha 
% of 
Total  

% of 
Dev 

FAR Bulk      
(m2) 

Units Height 
(Storeys) 

Open Space System 277.7 63.5% 0.0%     
Residential 1: High Density 
Residential @ 75units/ha 

46.2 10.6% 29.6% 1.0 416,000 3120 units 2 to 6 

Residential 2: Low-Medium 
Residential @ 35units/ha 

12 2.7% 10.8% 0.5 54,000 189 units max 3 

Residential 3: Low Residential @ 
10units/ha 

44.6 10.2 28.5  201,000 21  

Low Impact Mixed Use 1: 60% 
residential @75 units/ha 

3.1 0.7% 2% 1.0 29,000 203 units max 3 

Low Impact Mixed Use 2: 
Entertainment 

3.7 .8% 2.4     

Medium Impact Mixed Use: 40% res 
@75 units/ha 

17.8 4.1% 11.4% 1.0 152000 456 units 2 to 6 

Resort: @55m2/room 31.3 7.2% 20% 0.25 78250 1,423 rooms max 4 
Service Area and Nursery .60 .1% .4%     

TOTAL DEVELOPABLE 159.30 36.32% 100%  928250 3898 units 
1,423 resort 

rooms 

 

TOTAL SITE AREA 437.0     5412  
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Figure 5-8: Land Use 

 
Low Density Residential 

 
High Density Residential 

 
Medium Impact Mixed Use 

 
Low Impact Mixed Use 1

Low Impact Mixed Use 2 

 
Resorts 
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5.7.3 DEVELOPMENT GUIDELINES 

a. Mixed Use Node and Hill Top Villages 
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 Urban to Rural Transect showing the urban mixed use nodes,  Multi-Functional Public Spaces in the Village nodes 
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 Medium mixed use node Main streets through hill top village 

 

 

 

 
Images Source: 

Top Left: Urban Transect – Norman Rockwell; 
Top Right: van Meter Williams and Pollack, 

Bottom Right: van Meter Williams and Pollack
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c. Residential Neighbourhoods 
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 Transect showing a range of the Residential Neighbourhoods  Multi-functional intimate public spaces in residential neighbourhoods 

R
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 Low to Medium Density Residential Neighbourhoods Public space well-defined along main streets through the hill top villages 

  
 

Images Source: 
Top Left: Urban Transect – Norman Rockwell; 

Top Middle: Duany Plater Zberk & Co 
Top Right: van Meter Williams and Pollack, 

Bottom Middle: van Meter Williams and Pollack 
Bottom right: Moule and Polyzoides 
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6 LANDSCAPE STRATEGY 
The Landscape Strategy below articulates the Environmental Network, showing the components of 
Protection, Production, Recreation, Access and the Landscape/Townscape Framework. 

6.1 OBJECTIVES  
 Create settlement with a unique, but coastal identity, character and imageability 
 Establish a functional and visual connection with the intrinsic ecological and agricultural assets and 

role of the site;  
 Allow environmental features to dominate character and development through an integrated open/ 

public space system with a hierarchy of hard and soft public spaces; 
 Use a range of built form and the open space hierarchy to structure development and provide a 

“sense of place” within a range of development nodes, precincts and clusters integrated by the 
broader and dominant coastal landscape character. 

6.2 LANDSCAPE ZONES 

6.2.1 OPEN SPACE CATEGORIES 
As explained in the Environmental Framework the integration of the various ecological and open space 
assets provides a green framework for development. Elements of this framework that will provide the 
landscape character for the development include the following three categories of “green” space: 

 Protected Spaces 
 Production Spaces 
 Recreation Spaces 
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a. Protected Spaces 
Protect, enhance, expand and “showcase”: 

 Existing dune, estuary, beach and coastal forest 
vegetation.  

 Rehabilitate and integrate wetlands, upper 
estuary, and other natural features into the 
development. Wetlands seepage points must be 
left to continue functioning and in the wetlands 
that have been drained for agriculture the 
drainage channels must be unblocked 

 Protect and or open views and view sheds of 
river and ocean 

 

 
Figure 6-1 Protected Spaces 
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b. Production Spaces 
Provide opportunities for cultivation of viable: 

 Mixed Produce Orchards –i.e. Bananas in 
sheltered damper areas, in other more exposed 
areas options include Mangos, Litchis, Avocados, 
Papayas, Citrus, Green Dahl and Pigeon Pea 

 Mixed Produce Market Gardens using the 
wetland buffer as filters from the agricultural 
lands   

 New Attenuation Facilities outside the wetlands  
to support production, irrigation and cultivation  

 Mixed Fruit trees on  streets 
 

 
Figure 6-2 Production Spaces 
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c. Recreation Spaces 
Provide opportunities for passive and active recreation 
areas: 

 Passive recreation i.e. picnics and bird watching 
on cultivated part of island  

 Recreation i.e. picnics, bird watching and jetty’s 
for launching canoes in less sensitive areas 
along the estuary  

 Active community recreation i.e. swimming pools, 
amphitheatre, tennis/ bowls etc. in recreation 
areas forming part  of the development. 

 Beach Recreation i.e. picnics, bird watching and 
ball games along the beach 
 

 

 
Figure 6-3 Recreation Spaces 
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6.2.2 LAND USE AND BUILT FORM ZONES 
As an overarching principle a compact built form is to be established on and around hill tops that accentuates 
the “hill top” / ridge line height “hierarchy” of the land form. This can be achieved through appropriate 
distribution of building heights, distribution of land use intensity and building density, and through the use of 
“land mark” planting and landscape features. 

6.3 LANDSCAPE ELEMENTS 

6.3.1 MIXED USE NODES 

a. Regional 
The accessible regional mixed use node is located on the western part of the study area east of the N2 
motorway. The node will be along the north-south regional coastal connector route, and should be developed 
into a regional urban centre with high density, land use mix and building height.  

Elements should include: 

 A predominantly urban character with a network of landscaped hard and soft public spaces and civic 
squares edged with mixed use buildings 4- 6 storeys high 

 Buildings should face onto the streets with active ground floor frontages along shopping areas and 
public spaces and squares  

 Buildings and structures, such as pedestrian walkways, should have canopies and colonnades to 
protect shoppers and pedestrians 

 Landmark buildings and landscaped public space at important junctions, i.e. at the entrance to the 
development 

 All streets should be landscaped with pedestrian and cycle provision - include tree planting, wide 
pavements with pedestrian lighting, seating and cycle parking  

 Main streets, such as the regional connector route, should have dense boulevard tree planting and 
high quality landscaping with generous pedestrian/ cycle provision 

 Avoid large car parking areas at the front of buildings - car parking should be on the street, in 
landscaped parking courts to the rear of the buildings or basement car parking  

 Provision of highly accessible public transport with pedestrian friendly interchange terminal with 
landscaped public space  

 Convenient and safe pedestrian crossing points 
 

Pleasant Pedestrian-Friendly Street Environment 

 
 

(Source: Centres and Edges: Matt Taecker) 

 

b. Local Mixed Use Centre 
The two local centres are located at the highest part of the study area forming the heart of the development. 
The minor convenience centre and the larger commercial and entertainment centre should have a built form 
accentuating their hill top location with urban attributes of higher density, land use mix and modest building 
heights within a compact and pleasant pedestrian-friendly street environment.  

Elements should include: 

 Traditional town centre grid layout with walkable blocks of approximately 60 x 60m  
 Landmark building with landscaped public space at gateways  
 Landscaped public spaces, squares and intimate pedestrian-orientated streets that take advantage of 

the unique landscape qualities, such as inland and coastal views  
 Mixed use buildings with entrances onto the street and ground floor shopping frontages to create 

friendly active edges  
 Building edges with canopies and colonnades to provide pedestrian with a protected environment  

 
Local Village With Urban Attributes 

 
 

(Source: James Dougherty-Dover & Kohl Partners) 
 

6.3.2 RESIDENTIAL DISTRICTS 

a. High density 
The higher density residential areas are located along the spine routes and also in the residential 
neighbourhood west of the N2 motorway. The character should be predominantly urban residential with a 
range of building typologies of medium rise residential blocks. These form the street walls and along with 
landscaped streets and public spaces create a sense of place.  

Elements should: 

 Highlight the main entrance and routes in the residential areas with special landscape features such 
as mass planting/ roundabouts/ water features etc 

 Establish an accessible network of landscaped hard and soft public spaces with well connected 
pedestrian and cycle access to local facilities such as shops, communal facilities, public transport and 
multi functional green space,  

 Cluster facilities with landscaped civic spaces at the most accessible locations along with 3 - 4 storey 
higher density residential  

 Building frontages and entrances that orientate doors and windows towards the street  as opposed to 
blank walls, fences and garages  
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 Streets should have landscaped pavements, providing for pedestrians and cyclists and include 
sustainable urban drainage and tree planting that mixes indigenous and fruit bearing trees  

 Avoid front garden parking - parking should be on the street or in landscaped semi-private parking 
courts or garages to the rear of the building 

 
Higher Density Residential Areas Around Multi Functional Spaces 

 
(Source: smartgrowthtulsa.com) 

 

b. Low to Medium Density Residential  
The private and less accessible areas should provide lower density residential with a more suburban 
character that include 2 – 3 storey residential buildings on bigger plots with wider frontages. 

Elements should include: 

 2-3 storey residential buildings forming intimate public and semi public spaces  
 Homes orientated towards the street with veranda’s, porches and balconies that create 

neighbourliness - avoid garages and car parking in front gardens  
 Sustainable urban drainage (SUDS) with swales and soakaways for drainage and irrigation of 

landscape and market gardens 
 Landscaped streets with pavements and amenity tree planting  
 Safe pedestrian crossings at regular intervals 
 Suitable pedestrian connection to public transport at a local level 

 
Landscaped Streets With Pavements and Tree Planting 

 
(Source: van Meter Williams and Pollack) 

6.3.3 GATEWAYS AND LANDMARKS 
Access and entrance nodes to precincts and to neighbourhoods are to be treated according to their role in 
the development through the use of appropriate buildings/structures and or planting and landscaping.. 

The regional and village nodes should have landmark buildings and landscaped public space to establish a 
strong sense of place and identity. The landmark buildings should stand out from the surrounding built fabric; 
this can be in the material choice, height and design that could include a special identifiable feature.  

The more local residential entrances off the spine roads should also be accentuated, but this can be with 
special landscape features that establish identity and give significance to a neighbourhood. The landscape 
features could include a surface material change and mass planting, a special landscape feature such as a 
stone wall with a water feature or a landscaped roundabout with feature tree planting.  

6.3.4 BOULEVARDS AND STREETS 
The proposed development has a very clear road hierarchy and the landscape treatment of each will differ 
depending on their form and function. The hierarchy of circulation routes is to be reinforced through 
landscaped planting, paved intersections, lighting and signage. 

a. Primary Spine (Boulevard) 
This is the central transit boulevard running from the entrance to the secondary spine accessing the resorts. 
The landscape treatment should reflect the importance of this route, and accommodate the large volumes of 
pedestrian and cycle traffic.  

Landscape treatment should include:  

 Dense boulevard tree planting either side of the street and in the central island with indigenous tree 
species such as Ekebergia capensis, Erythrina lysistemon, Ficus burtt-davyii and Ficus sur. 

 Pedestrian and cycle route in both directions that is well proportioned and landscaped with a paved 
surface, seating and bat friendly lighting that limits upward reflection 

 Planted edge treatment to screen central spine with indigenous planting such as Albizia adianthifolia, 
Alectra sessiliflora, Apodytes dimidiata, Asystasia gangetica, Brachylaena discolour, Clerodendrum 
glabrum, Crotolaria lanceolata, Cynodon nlemfuensis, Cyperus natalensis, Cyperus rotundus, 
Digitaria diversinervis, Hibiscus surattensis, Ipomoea carica, Panicum maximum, Sporobolus 
maximum and Sporobolus pyrimidalis 

b. Secondary Spine (Boulevard) 
The secondary boulevard runs off the central spine to the residential precincts, Village nodes and resorts. 
The landscape treatment should accommodate the distributor function of this route, which will require 
provision for large volumes of pedestrian and cycle traffic, as well as, convenient access to public transport.  

Landscape treatment should include:  

 Boulevard tree planting either side of the street to create a pleasant climate for pedestrians. 
Appropriate indigenous tree species such as Albizia adianthifolia, Clerodendrum glabrum, Ekebergia 
capensis and Erythrina lysistemon, as well as fruit trees such as Avocados, Mangos and Litchis. 

 Pedestrian and cycle route in both directions that is well proportioned and landscaped with a paved 
surface, seating and “bat friendly” lighting that limits upward reflection. The routes should be linked 
into adjacent precincts with a convenient number of landscaped access points for ease of access 

 Landscaped public transport “drop off” and “pick up” points with safe convenient crossing points that 
provide adequate and well designed shelters for passengers 

 Indigenous shrub planting screen to edge the route either side of the road and screen traffic from 
residential precincts 
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c. Village node streets 
This is predominantly an urban village focus point that requires a high quality landscape.  

Landscape treatment should include: 

 Wide flexible pavements that facilitate walking, as well as, alfresco dining and shopping 
 High quality pedestrian lighting that includes spotlights on focal features of the built form and 

landscape 
 Cycling facilities integrated into the street 
 Landmark buildings and landscaped public square that includes public art at key points in the node 

and taking advantage of views  
 Tree planting of both indigenous and fruit trees irrigated with sustainable urban drainage  
 Built edge that defines the street with active ground floor frontage and canopies and colonnades 

 
Village Street with Active Shopping Frontage and Canopies off Buildings 

 
(Source: jameshardy.com) 

d. Access Routes 
These routes distribute traffic to the local residential precincts. They are suburban in character and should 
help establish an identity, provide a pleasant setting and multi functional space for the precinct while 
facilitating pedestrian and cycle access. 

Landscape treatment should include: 

 Landscaped pavements with adequate pedestrian and cycling space 
 Street trees to establish a strong identity and be planted in themes. Appropriate indigenous tree 

species such as Albizia adianthifolia, Clerodendrum glabrum, Ekebergia capensis, Erythrina 
lysistemon and Trichilia emetica, as well as fruit trees such as Avocados, Citrus, Mangos and Litchis 

 ‘Woonerf’ type roadway design to facilitate multi functional use of the street i.e. car parking, 
community events and informal play 

 Sustainable urban drainage within pavement design in the form of plated swales and shallow 
detention ponds to facilitate percolation of storm water run off and irrigation of street trees 

 Coordinated landscape furniture to reinforce identity and sense of place 
 

Landscaped Pedestrian Friendly Access Routes 

 
(Source: Moule and Polyzoides) 

 

e. Pedestrian System 
Pedestrian systems link all the environmental amenity zones to the development zones and provide for 
cycling, jogging, bird watching etc The pedestrian system should feature a range of pedestrian pathway 
treatments depending on which landscape zone the system is serving i.e. riverine, beach, town centre  

The defining landscape elements include: 

 ecological sensitive areas, such as wetlands, frontal dunes and along the estuary should have timber 
boardwalks and timber jetties with handrails to protect sensitive areas and prevent wandering off the 
pathways 

 pathways through other less sensitive areas, such as conservation and agricultural areas, should be 
in a natural free draining surface material (i.e. bound gravel) with a brick edge, and should 
accommodate buggies and disabled access, but this may not be possible everywhere due to the 
extreme topography  

 pathways in development zones should have a more formal surface material with good lighting and 
co-ordinated furniture such as benches and bins and always make provision for pedestrians, cyclists, 
buggies and people with disabilities (i.e. in wheelchairs)  
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 In the development block provide: 
o landscaped pavements with amenity tree 

planting  
o safe pedestrian crossings at regular intervals 
o suitable pedestrian connection to public 

transport at a local level 
 Throughout the site provide surfaced pedestrian and 

cycle paths  
 In ecologically sensitive areas, such as wetlands, 

frontal dunes and along the estuary provide timber 
boardwalks and timber jetties with handrails 

Figure 6-4 Pedestrian Access 
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f. Peripheral Zone Treatment 
The interface between development zones and the open space system is an important intermediary space 
that forms a buffer between the development and the surrounding landscape. The buffer should be multi 
functional open space that includes small scale agriculture in the form of market gardens and orchards, sport 
and recreation, and some small scale development with complimentary land uses such as market stalls/ 
plant nurseries etc.  

Landscape treatment should include: 

 understated buildings and structures (such as gates and fences) should be more rural than urban in 
scale and materials, i.e. low heights with natural materials such as timber and stone 

 define spaces (i.e. fields) with indigenous fruit bearing hedge planting 
 lighting levels to be low to protect wildlife (i.e. bat friendly) and retain a rural quality  

 

Peripheral Zone Treatment 

 
(Source: Google Images and url Jeffrey Michael George) 

6.4 OVERALL LANDSCAPING TREATMENT GUIDELINES 
The landscape treatment should clearly reflect the two distinct development zones l, namely the hard 
landscape areas within the ”built up” zones, and the soft landscape areas within the open space system.  

The landscape treatment for the hard landscape treatment should include: 

 A more formal approach to landscape design, i.e. clean lines and uncluttered detailing  
 Structured and ordered tree, shrub and groundcover planting with planting areas that are clearly 

defined with an edge treatment 
 Predominant use of modern materials such as cortens steel/ powder coated aluminium and polished 

granite and include a co-ordinated palate of landscape furniture  
 Modern white lighting in public spaces and streets with accent lighting to highlight pedestrian 

pathways, gateways, landmarks and planting features 

The landscape treatment for the soft landscape treatment should include: 

 A more informal landscape design with natural materials used in a less structured manner, materials 
could include timber, gravel, crushed stone and painted elements to be in a dark submissive colour, 
i.e. dark green to blend with the natural surrounding 

 Planting that is less structured  
 Informal landscape features i.e. reflection ponds and water features that form part of the drainage 

system 
 Less intrusive, low level lighting that does not impact on the night sky and is sensitive to surrounding 

wildlife  
 Co-ordinated landscape furniture that together with the signage and way finding is subtle and does 

not detract from the natural setting  
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Figure 6-5: Landscape Strategy 


