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MASTERPLAN FOR THE
KOUGA DEVELOPMENT 

AGENCY MANDATE AREA

08 May 2007

STAKEHOLDER CONSULTATION

THE TEAM

DEVELOPMENT AGENCY

METROPLAN CONSORTIUM
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MANDATE AREA

• PURPOSE OF PRESENTATION
• PROGRESS TO DATE
• HOW WE GOT WHERE WE ARE
• PRESENT DRAFT PROPOSALS
• POTENTIAL BENEFITS
• POTENTIAL RISKS
• WHAT NEEDS TO BE DONE TO MANAGE BOTH
• WAY FORWARD

PRESENTATION FORMAT
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• PROGRESS REPORT
• ENGAGE ON I&AP’S AHEAD OF DEVELOPMENT
• IDENTIFY POTENTIAL HICCUPS
• IDENTIFY BEST WAYS TO ADDRESS HICCUPS
• DRUM UP SUPPORT AMONG BROADER 

COMMUNITY

PURPOSE OF PRESENTATION

• MARKET RESEARCH AND FINDINGS
• ENVIRONMENTAL AND HERITAGE SCOPING 

REPORT
• VISIONING EXERCISE
• SPATIAL DEVELOPMENT PLAN: MASTER PLAN
• DEVELOPMENT COSTS
• LAND RELEASE AND MARKETING STRATEGIES
• FINANCIAL & PROJECT FEASIBILITY
• MASTER PLAN REPORT

PROCESS DATE
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• Environmentally sensitive 

• Internationally renowned conservation area

• Can only support low intensity 
development

• Development subject to active         
maintenance of Mandate Area

THE SITE: ENVIRONMENTAL STATUS

ECOLOGICAL PROCESS AREA
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CULTURAL HERITAGE STATUS

• Alien vegetation invasion

• Wetland poorly managed
• Inadequate fire control
• Limited benefit to eco-tourism and economy at present
• May degrade further if:

• not well managed  
• Developed for a high density node
• No facilities for visitors are provided

FACED WITH THREATS
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• Results in  minimal loss/disturbance of 
ecosystem

• Protection of Cultural Heritage

• EIA approval for all developments is 
granted

• Extensive consultation mandatory

• Demonstrated that there will be tangible 
economic benefits into area 

DEVELOPMENT POSSIBLE IF?

SITE ANALYSIS
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• Desk top analysis

• Field surveys and interviews in JB area

• Hotel specialist input

MARKET RESEARCH

• ATTRACT LOCAL AND INTERNATIONAL TOURISTS
• COME FOR BEACH AND NATURE
• POTENTIAL NICHE MARKETS UNTAPPED
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INTERNATIONALDOMESTIC TOURISTS

0.0% 5.0% 10.0% 15.0% 20.0% 25.0% 30.0% 35.0% 40.0% 45.0% 50.0%

Shopping

Nightlife

Social

Wildlife

Beach

Natural attractions

Cultural & heritage

Health

Business

Theme park

Adventure

Medical

Sporting

0.0% 5.0% 10.0% 15.0% 20.0% 25.0% 30.0%

Shopping

Nightlife

Social

Wildlife

Beach

Natural attractions

Cultural & heritage

Health

Business

Theme park

Adventure

Medical

Sporting

ATTRACTIVE IN EASTERN CAPE

To create a family-oriented destination that embrac es 
wellness, conservation and heritage”

How:
• DESTINATION DEVELOPMENT NOT JUST PASSING 

TRADE
• NATURE OFFERS COMPARATIVE ADV.
• NICHE MARKETS (medical tourism, conferencing, etc.)
• SEEK TO GROW LOCAL TOURISM
• HERITAGE TOURISM
• RESORT WITH RESIDENTIAL COMPONENT
• COMMUNITY ECO & CULTURAL EDUCATION

VISION
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• SHORT STAY ACCOMMODATION
– Hotels: mostly for international tourist
– Self-Catering: Mostly domestic tourist

– HIGH INCOME/INTERNATIONAL CLIENTELE
– HOTEL: > 60 to 80 ROOM HOTEL
– ASSOCIATED CONFERENCE FACILITY
– HEALTH SPA AND ANCILLARY FACILITIES
– RESTAURANTS & ENTERTAINMENT FACILITIES
– LUXURY TENT CAMP

– AFFORDABLE/DOMESTIC TOURISTS
– Self Catering Accommodation & Lodges
– Holiday Housing in Mandate Area

PROPOSED PROJECTS

• PERMANENT ACCOMMODATION
– Cash flow and Project Viability
– Staff Accommodation on Site
– Mix Locals with Tourists to create vibrancy
– Sustain node and facilities out of season
– Level out peak and off peak fluctuations

• PROPOSALS
– RESIDENTIAL :<150 UNITS IN CLUSTERS OF 20-60 units
– 50 WORKER ACCOMMODATION UNITS
– 250 UNITS NORTH OF R102, INTEGRATED WITH APPLE 

EXPRESS TRAIN STATION.

PROPOSED PROJECTS
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• DAY VISITORS
– Day Visitors major tourist base
– Environmental & Cultural Education Centre
– Launch Pad for Visits into Baviaans Mega Reserve
– Weddings, Conferences and Public Events
– Game Viewings and Walking Trails

• PROPOSALS
– PICNIC FACILITIES
– ECO & CULTURAL CENTRE AND RECEPTION HALL
– BOTANICAL GARDENS
– WEDDING CHAPEL
– ENTREPRETIVE CENTRE

PROPOSED PROJECTS

• REHABILITATION AND IMPROVED MANAGEMENT

– Alien Vegetation Control
– Rehabilitation of Wetlands, Vegetation & Eco-System
– Wildlife, nature trails, bird watching, etc
– Main roads, infrastructure& landscaping
– Introduce Endemic and Appropriate Game
– Vermin Proof Fencing and Control Along R102
– Boardwalks and Viewing Platforms & Hiking Trails
– Interpretive Walk Thru Mandate Area

POTENTIAL PROJECTS
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OVERALL PLAN 

\

• KDA Offices

• Guard House

• Mega Reserve Offices

• Caretakers' Cottage

• Indigenous Nursery

• Bus Stops

• Car Parking Area

NODE 1: GATEWAY NODE
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• Day Visitors ( picnic, hall, etc

• Botanical Garden/Interpretive

Centre/Events Space

• Staff Quarters/

• Chapel, Honeymoon Suites

• Permanent Residential

• Bus Stops

• Car Parking Area

NODE 2: QUARRY & RIDGE 

• Six Upmarket Chalets

• Security, Privacy, 
Exclusivity

• Affordable Tourists Facility

• Link Across Estuary

• Bird Viewing

• Raised Boardwalks

• Limited guest parking

Node 3: ESTUARY NODE 
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• Six Upmarket Chalets

• Sixty Residential Units

• Security, Privacy, etc

• Private Parking

• High Income Tourists

NODE 4:VALLEY NODE  

• Hotel & Health Spa

• Indoor Gymnasium & Pool

• Sports Performance Centre

• Restaurants & Tourist Shops

• 20 Luxury Residential Units

• Car Parking Area

• Day & Overnight Guests

NODE 5: LOOKOUT NODE 
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• Three luxury tent camps

• Privacy, exclusivity, 
seclusion

• Nature Based Development

NODE 6: RIVER BEND NODE 

• Guard House

• Alternative Access for High 
Value Clients/Overnight 
Guests

• Limited Offices

• Security Apparatus

NODE 7: GATEWAY 2 
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• +- 250 Residential units

• Retail For Passing Traffic

• Overnight Parking for 
Tourists Buses/Coaches

• Apple Express Train Station

NODE 8: NORTH BANK 

REMAINDER  OF AREA
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ARCHITECTURAL GUIDELINES

AN EXAMPLE OF GUIDELINES 

QUALITY SPATIAL DEVELOPMENT

It is proposed that the development of the site 
attend to at least the following:

• Allow for people spaces close to nature.
• Allow for spaces with the best views
• Allow for large outdoor “veranda” spaces
• Bring nature close to the building
• Allow for useable outdoor spaces
• Create courtyards and other spaces 
protected from the prevailing winds
• Connect building with covered walkways, 
decks and boardwalks
• Materials to be left in their natural form
• Natural materials to be used as much as 
possible.

LANDSCAPE GUIDELINES 
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LANDSCAPE GUIDELINES 

INFRASTRUCTURE & FACILITIES

• Main Roads

• Boardwalks & Trails

• Internal Services

• Bulk & Internal Services

• Electricity

• Storm Water Routes

• Tree Planting & 
Landscaping

•
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• INFRASTRUCTURE: R80 million
– BULK INFRASTRUCTURE: R44 Million excl. VAT
– INTERNAL INFRASTRUCTRE: R41 Million excl. VAT 

• CAPITAL COSTS: > R 392 million
– Tourist Facilities 
– Residential Development

• Mandate Area Environmental Management Costs: 
R3.3 million per annum 

COST ESTIMATES

Outsourcing 
municipal vehicle 

fleets and services 
such as garbage 

collection, tendered 
bus services 

Public 
control

Private
control

Water and 
Wastewater 

Facilities

Lease of 
municipal 

land

South African 
Toll Roads, 

Gautrain

Development of 
cellular phone 

network

Build-Finance-
Operate-Transfer

Operations & 
Maintenance

Lease-Develop-
Operate

Turnkey 
Operation

Design-Build-
Finance-Operate

Often broadly defined as concessions
Degree of private sector control of assets

PROCUMENT STRATEGY
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PROCUMENT STRATEGY

• IDENTIFY SINGLE DEVELOPER
– Design, finance, build & operate
– Design, finance, concession
– Design, finance, transfer
– Facilitate Marketing and Letting Process

LAND RELEASE STRATEGY

Residential Land Sales 
Only

Leases Only
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PROJECT TIME FRAME

December 2007-
September 2008

Environmental Authorisation & 
Planning Approval

September -
December 2007Detailed Planning

September 2007Identification of Developer

June- August 2007
Approval of Master Plan & 

Development of TOR/Proposal Call

PROJECT TIME FRAME

December- 2011First year end

September-2010Opening

September-08Building start

September 2007-
September 2008Planning & Environmental Approval
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ECONOMIC IMPACT: CONSTRUCTION

326,777,000114,522,000212,255,000Change in GGP

1,7205401,180
Change in 
Employment

735,900,000253,712,000482,188,000
Change in New 

Business Sales

TotalIndirectDirectEconomic Variable

Construction – Entire KDA Development

ECONOMIC IMPACT: OPERATION

139,841,00027,575,000112,266,000
Change in GGP

347113234Change in 
Employment

211,584,0054,425,000157,159,000
Change in New 

Business Sales

TotalIndirectDirectEconomic Variable

Operation – Total Impact: KDA Development 
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THANK YOU !
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