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APPENDIX H: OTHER INFORMATION 
 

APPENDIX H1: GKLM SDF – LIMITED DEVELOPMENT AREA GUIDELINES 

The GKLM SEA provides environmental guidelines for development that have in turn been incorporated into the GKLM SDF. 

Elements of these guidelines for Limited Development Areas which are relevant to the proposed Kei Mouth Eco Estate are 

provided below: 

 
LIMITED DEVELOPMENT AREAS 
 
Areas not falling within No Development Areas or the Urban Edge (development nodes) (including within the coastal zone) and 
are generally considered to be of moderate ecological sensitivity, are considered to be Limited Development Areas (LDA). 
Although LDAs may be degraded or transformed agricultural lands in which little natural vegetation remains, future development 
within these areas should demonstrate strong 
linkages with: 
 
- Socio-economic upliftment and skills development 
- Net environmental gains 
 
A. General environmental guidelines for LDAs 
 
The following environmental guidelines should be followed with respect to LDAs: 
 
- Subtropical Thicket Ecosystem Plan (STEP): Large areas of GKM and coastal areas are classified in terms of STEP as 

Conservation Network Areas, and as such the general land-use recommendations of STEP should be applied. 
 
- Aesthetic and Environmental Controls: The purpose of these controls is to ensure that new development within 

environmental sensitive and conservation-worthy areas, and along the coastline, do not affect the landscape quality 
negatively (visual intrusiveness) or result in eco-system fragmentation. 
Architectural style should be in keeping with and sensitive to the environmental characteristics and features of the area to 
minimise visual intrusion and disruption to the natural landscape. 
Clearing of indigenous vegetation should be limited (or prohibited altogether) for the construction of dwelling units and 
should be appropriate for the area required for the building footprint. 
Indigenous plants should be retained and/or rehabilitated back into the area if necessary. 
Private gardens should be limited and planting of indigenous species promoted. 
Onsite environmentally appropriate sanitation options should be adopted. 
Solar power or other alternative energy systems should be encouraged. 
Visual intrusion from servitudes (electricity, roads, pipelines etc.) must be taken into consideration and minimized. 
Appropriate provision should be made for stormwater management. 

 
B. Other environmental principles for LDAs 
 
The same limitations in terms of slopes, flood-lines, etc, as provided for urban development are also applicable. The following 
additional principles should also be considered: 
 
- Landscape quality: All development proposals must be evaluated in terms of their effects on the landscape quality of the 

surrounding area. This must consider the visual absorption capacity of the surrounding land and the visual intrusion which 
will result from the development. 

 
- Urban sprawl: The development should not contribute to urban sprawl as a result of “leap frogging” thereby promoting 

secondary development 
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- Carrying capacity: New tourism developments outside of the urban edge must evaluate the impacts of the proposed influx 
of tourists on the immediate natural surrounding areas as well as neighbouring natural and urban areas. A value judgement 
may be required to determine if the development will exceed the ecological carrying capacity of the surrounding area. This 
should not promote secondary development (service station; shopping centres etc.) thus creating the need for new a 
development node. 

 
- Waste disposal and sanitation: Any developments outside the urban edge must be self-sufficient and have a detailed 

plan for solid waste disposal and on-site sanitation. 
Developments outside of nodes must not be reliant on the municipal sewage systems as these are planned and designed 
to accommodate treatment volumes from the defined nodal development areas and may not have sufficient capacity to 
accommodate additional volumes. In all cases the environmental impacts associated with the waste disposal and sanitation 
systems will need to be assessed as part of the project EIA. 

 
- Infrastructure requirements: The impacts on the natural environment from additional infrastructure requirements must be 

carefully considered and must be assessed as part of the project EIA. 
 
- Agriculture: Developments should preferably not be permitted on land designated as “prime and unique” agriculture land 

or significantly reduce the area of high value agriculture lands, thereby reducing the potential productivity of these areas 
 
- Buffer zones: Development should not to be situated in a coastal buffer zone; river/estuarine buffer zone as defined. 
 
- Biodiversity corridors: The development must not impact significantly on biodiversity corridors including STEP network 

areas and the “coastal green corridor” 
 

- Pristine habitats: Developments must not be situated adjacent to rivers designated as being pristine, near pristine or 
stressed. 
 

- Traditional & public access: Development must not prohibit or alter traditional access to resources or restrict public access 
to the coast unduly. Formal access points to rivers/estuaries & beaches are only to be constructed after specialist evaluation 
and authorization by authorities 

 
C. Sub-division and rezoning guidelines 
 
Any development within LDA’s is subject to specific legislative & environmental requirements such as subdivision, rezoning and 
EIA requirements, and all development proposals outside of the urban edge should be assessed in terms of the following 
guidelines, in addition to those already outlined above. 
 
Business and commercial developments:  
The rezoning of Business / Commercial/ Industrial uses must only occur in conjunction with identified development nodes within 
LDAs and should not be permitted within the coastal zone (as defined) unless motivation can be given to prove that they are 
coastal dependent. 

 
Residential developments in LDAs: 
With respect to the current context, residential development refers to “separate legal title or ownership” (e.g. Residential and 
Resort II zoning). 
 
All residential development outside of the Urban Edge should be subject to the following 
limitations: 
- Intensity of uses (i.e. coverage and density) 
- Compliance with all relevant environmental requirements 
- The housing components of Golf Estates are specifically classified as Urban 
- Development and should not be permitted outside the Urban Edge (unless the densities are consistent with the densities 

recommended below). 
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a) Permitted Coverage 
 

Development should not be spread uniformly over the land, but should be appropriately clustered and should be located on 
portions of the land that will result in the least amount of environmental impact unless there are compelling reasons why this 
should not apply.  
 
The remainder of the property should be zoned as Open Space III (nature reserve) (the use of the open space must be 
indicated) or Special Zone: Conservation. 
 
A Site Development Plan for the entire development area (e.g. farm) must be provided including for any Resort I and Resort II 
developments (where the area for development and the remainder should be clearly shown). 
 
The Site Development Plan should also incorporate an ecological sensitivity analysis to identify areas of low sensitivity on which 
developments could be situated and an agricultural potential assessment. 
 

b) Permitted Density 
 

Densities of residential development in LDAs or outside of the Urban Edge should in principle be low density. 
 
While ribbon development and urban sprawl should be discouraged, there is no information to guide what might be considered 
to be an appropriate density for low density residential development outside of the Urban Edge. 
 
It is thus suggested that a “precautionary” and conservative approach is adopted until empirical evidence or other 
guidance becomes available on the environmental consequences of permitting development in ostensibly rural and 
un-serviced areas outside the defined Urban Edge. 
 
Proposed densities are discussed below for development away from and adjacent to the Urban Edge. 
 

c) Environmental Considerations 
 
An EIA should be required as per NEMA/ECA which must consider secondary impacts such 
as: 
- The sustainability of water supply; 
- Other infrastructural requirements 
- Aspects of long-term sustainability; and 
- Social impacts such as the location and extent of worker housing and associated facilities. 

 
In coastal areas, Coastal Zone Management principles should apply. 
 

d) Granting of additional units 
 

For all developments in LDAs outside of the Urban Edge that have considered the environmental sensitivity of the site, are 
considered to be eco-friendly, involve the restoration of previously degraded environments and also comply with the proposed 
aesthetic and environmental guidelines; additional units for ownership may be considered over and above those indicated 
below. 
 
Such development should be considered to be outside of the Urban Edge and will not be considered as creating a precedent 
for further development. This will require strong motivation and careful consideration of environmental aspects including plans 
for managing the natural environment/open space (e.g. alien control etc.). It is most likely that a full Environmental Impact 
Assessment would be required in order to meet these requirements. 
 

e) Environmental gains 
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All developments in LDAs located outside the Urban Edge should be assessed in terms of the net environmental gains that the 
development can potentially contribute, including where developments can contribute to the management of conservation-
worthy and coastal areas. 
 
The principle that appropriate environmentally sensitive development can finance conservation in certain instances should be 
considered when assessing development proposals. 
 

f) Other considerations 
 

No further units, subdivisions, developments or schemes that permit ownership of any sort (such as lease hold, share-block, 
sectional title, closed corporations, trusts etc.) should be permitted beyond the original authorization. 
 
Two different types of residential development within LDAs (i.e. outside of designated development nodes and the Urban Edge) 
are contemplated, namely; 
 
- Development situated away from the Urban Edge; and 
- Development immediately adjacent to the Urban Edge 
 
Residential development within LDAs away from the Urban Edge (rural context)  
 
Densities for new residential (separate title) development within LDAs but away from the Urban Edge (rural in nature) should 
be considered according to the following guidelines: 
 

a) Permitted Density 
 

Unit densities for residential developments in LDA areas away from the Urban Edge should be limited to the lower of: 
- Maximum of 1 (one) unit per 10 (ten) hectares 
- As deemed appropriate based on the carrying capacity of the environment as determined by the EIA process. 
 
A dwelling unit should not have a footprint surface area of greater than 300m2, and subject to the environmental limitations and 
carrying capacity of the land, and shall not be more than 2 storeys high (ground level and one floor). 
 
Residential development within LDAs immediately adjacent to the Urban Edge or within transitional areas identified 
 
Densities are recommended below for new residential (separate title) development within LDAs but immediately adjacent to the 
Urban Edge or transitional areas identified. Two transitional areas are envisaged: 
- Inland and to the west of the existing Kei Mouth town 
- Between Chintsa and the Glenns 
 
Densities in the areas mentioned above should be considered in a sequential manner (inside-outward) according to the following 
guidelines: 

b) Permitted Density 
 

Unit densities for residential developments in LDA areas immediately adjacent to the Urban Edge or transitional areas 
should be limited to the lower of: 
- Maximum of 2 (two) units per 1 (one) hectare of developable land. 
- As deemed appropriate based on the carrying capacity of the environment as determined by the EIA process. 
 
A dwelling unit should not have a footprint surface area of greater than 300m2, and subject to the environmental limitations and 
carrying capacity of the land, and shall not be more than 2 storeys high (ground level and one floor). 
 

c) Applications for residential developments adjacent to the urban edge or within transitional areas should only 
be considered once: 



 

 
CES                          164                                                           Kei Mouth Eco Estate 

(i) The area within the relevant GKM Urban Edge has been developed substantially and the remaining area available for 
residential development is limited. 

a. A report indicating the unavailability of suitable land within the Urban Edge, including market projections and other evidence 
that an expansion of the Urban Edge is required to meet property demands 

b. Golf estates will only be considered in areas adjacent to the Urban Edge of primary, secondary and tourism nodes and 
then subject to the following conditions 
i. All the requirements in section 6 of this report are met 
ii. National & provincial policies and guidelines for the development of golf estates are followed (if available) 
iii. It is suggested that the guidelines for golf and polo estate developed for the Western Cape be considered until similar 

local guidelines are developed. 
ii. Limited expansion of the Urban Edge at second order coastal nodes (also in a sequential manner) will only be considered 
once the Urban Edges of the first order coastal nodes have been substantially developed. 
 

d) Planning Considerations 
 

Residential developments adjacent to the Urban Edge should only be considered if: 
- The built environment portion of any development is situated adjacent to the existing Urban Edge; 
- The proximity of existing urban development and/or the centre of the original node is to be considered to ensure adequate 

service provision 
- “Leap-frogging” development will only be permitted if the proposed development consists of upgrading existing development 

and no new developments will take place. 
 
D. Tourism developments in LDAs 
 
Tourism is seen as an important mechanism for promoting economic growth, poverty alleviation and skills development in GKM. 
Although tourism developments should ideally be confined to development nodes and within the Urban Edge, it is recognised 
that certain types of tourism that should be promoted in GKM (e.g. coastal resorts, eco-tourism, etc) are reliant on being located 
outside of the Urban Edge. This approach is confirmed in the White Paper for Sustainable Coastal Development where the 
basic principles for the utlization of coastal assets include the promotion of tourism and poverty alleviation. 
 
For this reason, bona fide tourism developments located in LDAs, and outside the Urban Edge, should be considered based on 
the contribution that such development can make to economic growth, poverty alleviation and skills development in GKM. 
 
The development of dense urban-type developments outside the Urban Edge and private housing developments and 
gated communities masquerading as tourism developments should be strongly discouraged. 
 
Legitimate tourism developments outside the Urban Edge may include (but are not limited to): 
- Holiday/tourism accommodation (hotels, resorts, restaurants, etc.) reliant on being located within conservation areas or 

close to the coast (such as nature reserves, game farms, etc.). 
- Golf and other types of estates with a strong links to tourism and socio-economic upliftment. 

 
The following principles should be considered when assessing the desirability, appropriateness or bona fides of tourism 
development proposals in LDAs or outside the Urban Edge. 
 
Appropriate zoning 
The applicable zoning must be Resort I. Residential or other zoning that permits transfer of separate tile or private ownership 
should not be permitted. 
 
Job creation and skills development 
Clear links to job creation and skills development must be demonstrated. 
 
Staff accommodation 
Adequate provision should be made for the accommodation of resort or other staff members 
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Densities 
Resort uses outside the Urban Edge should only be permitted at low densities. These appropriate densities should be 
determined on a case by case basis and on merit (i.e. environmental gains, levels of job creation, etc.). 
 
Environmental gains 
Preference should be given to tourism developments outside the Urban Edge that result in net environmental gains and where 
developments can contribute to the management of conservation-worthy and coastal areas. 
 
Low density and aesthetically appropriate residential development that primarily promotes conservation and also eco-tourism 
and community projects should be encouraged. 
 
NO DEVELOPMENT AREAS 
 
No Development Areas (NDAs) consist of all areas which are officially proclaimed local, provincial or national nature reserves 
and protected areas or state forests. However, they also include additional areas, which are deemed to be ecologically and 
environmentally sensitive to disturbance. This will ensure the protection of sensitive and dynamic habitats within GKM and 
especially along coastline. This will also promote the maintenance of a 
“Green Network” which will allow for maintenance of biodiversity and movement of fauna along within GKM and the coastal 
zone (Refer to GKM Environmental Constraints Map in Chapter 5). 
 
Sensitive areas 
 
The identification of sensitive areas within GKM was determined based on: an ecological sensitivity analysis undertaken using 
aerial photography, STEP GIS data, field surveys and expert knowledge on GKM and the coastal zone. Based on this 
information areas of high ecological and environmental sensitivity were identified. These areas were used to define the 
boundaries of No Development Areas within the GKM coastal zone in conjunction with the proclaimed conservation areas. This 
was done in order to ensure the maintenance of sufficient areas of natural coastal capital within the GKM. The maintenance of 
these areas is of strategic importance to the GKM for the following reasons: 

1. Ensures the maintenance of a scenic landscape for promotion of tourism 
2. Allows for local tourism development due to the scenic landscape 
3. Tourism will create local employment opportunities and economic development of local communities 
4.Ensures protection of the dynamic coastal areas 
5. Ensures conservation of the biodiversity through the formation of a coastal corridor for the maintenance of ecosystem 

functioning and animal movement. 
 
Criteria for defining sensitive areas 
 
The following criteria were used for the identification and demarcation of areas of high environmental sensitivity outside of 
existing proclaimed reserves. These criteria are considered to be exclusionary criteria for any future development and as a 
result any part of the coastline which had attributes meeting these criteria were considered to be of HIGH SENSITIVITY and 
are therefore NO DEVELOPMENT areas. 
 
Criteria for NO Development Areas: 
- STEP High Priority Critically Endangered Areas 
- STEP High Priority Process Areas 
- Officially Proclaimed nature reserves, conservation areas or forests 
- Areas of pristine coastal forest/thicket 
- Areas of pristine and diverse coastal grasslands 
- Riparian and buffer areas along watercourses (rivers and estuaries) including 1:100 flood line or within 50m of watercourses 
- Dynamic and coastal buffer areas including: 

- Primary of mobile dune systems 
- Within 50m of coastal cliffs 
- Within 50m of the high water mark 


