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PREFACE

The overall aim of Enigma is to create a modern, elegant 

architecture within an estate with outstanding views in a 

beautifully crafted environment of paved streets, landscaped 

spaces overlooking a unique forest and sea views from the 

upper slopes.

The purpose of this document, The Enigma Design Code (‘the 

Code’) is to provide design directives for the development of 

sites in Enigma. This forms part of a suite of plans and 

documents which aims at co-ordinating and managing 

development. This document must be read in conjunction 

with these related documents:

• Site Directives Sheet for each respective site (see 

Annexure A)

• Surveyor General Diagram for each respective site

• Title Deeds

• Site Layout Plans for surrounding and adjacent sites

• Enigma’s Stormwater, Sewer, Water, Electrical, Data & 

Telkom as built services drawing in CAD format.

• The Environmental Management Plan

• Stormwater Management Report and Plan

• Fire Management Plan

• Landscaping Guidelines

• Site hand over certificate for builders to commence work 

on site

• Contractors Protocol & Obligations Agreement

• Contractors Accreditation

• Appointment Agreement

• Sales Agreement

It is required that any architect working on an individual site 

at Enigma is to be fully conversant with The Enigma Design 

Code and the site itself prior to commencing any work on 

that site and before attending any Design Review meetings 

with The Enigma Design Review Panel (‘the Panel’).
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1 INTRODUCTION  1.1 THE DOCUMENT

The Code is intended to inform individual owners and their 

architects of the design intentions and directives for each 

site within Enigma. This is considered essential in ensuring 

harmonious and integrated development, which is a key goal 

of the developers of Enigma.  

Apart from providing the fundamental architectural 

language and directives, the document also sets out the 

Design Review Process, a mandatory review process for each 

site, as well as a construction protocol.

The developers of Enigma will appoint a review panel who 

will be responsible for reviewing all plans and monitoring 

this code in respect of building developments and 

landscaping.

It is the expressed intention of the code and review process 

to enhance the quality and value of the estate and therefore 

it is essential that each property owner and

architect engages proactively with process in realising the 

vision of the code and estate.

Importantly, the code for Enigma is supplementary to the 

local authority by-laws and the National Building 

Regulations and each application is subject to the statutory 

processes of the local authority.  

The Enigma Management Association [‘the Association’] 

reserves the right to make minor adjustments and 

amendments to the design requirements, as incorporated in 

this code, as it deems necessary from time to time.

In pursuing a high quality estate, the code incorporates a 

landscaping ethic and approach which must be adhered to 

as part of the design and development process. The 

Landscape Code is contained in code under Section 5.

It is noted that all additions and alterations to any property 

is required to be approved by the Panel and carry the Panel's 

Certificate of Compliance in respect of such 

additions/alterations. No transfer of a property may take 

place without the Panel's Certificate of Compliance and the 

Association’s Clearance Certificate.

The contractor/Architect shall not deviate from the approved 

plans without being in possession of amended plans 

approved by the Panel, the Association and the Local 

authority. (This is covered in the Contractor's Protocol and 

Obligations agreement).

A separate scrutiny fee is payable by each home owner to the 

Panel for deviations or alterations from the approved plans 

and/or if a resubmission is required by a home owner for an 

entirely new concept and set of submission plans. The 

scrutiny fee of R18 000.00 is payable to the Association.
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1 INTRODUCTION  1.2 THE DEVELOPMENT VISION

Enigma is a high quality residential estate, set in a 

remarkable context of natural coastal forest, elevated views 

of the ocean and city. Situated on the slopes of Ridgeside, 

Enigma is conveniently located to all the lifestyle amenities 

associated with Umhlanga - a premier coastal resort town.

Whilst taking its clues from the Ridgeside Office Estate in 

terms of overall architectural language, it is envisaged that 

Enigma will have a distinctive residential quality expressed 

in warmer materials and muted tones, such as the 

introduction of extensive timber cladding which in a way 

pays homage to the adjacent forest environment. In terms of 

form, Enigma would echo the modern idiom represented in 

the office estate relating to the modern, “crisp” forms, but 

carried out at a domestic scale. The overhangs elements, the 

high level clear-storey glazing, and the rectilinear forms will 

be carried through in the language of Enigma. 

In this way, the overall precinct will have architectural 

harmony whist each individual precinct their unique 

character based on their dominant use.

The architecture of Enigma is based on a contemporary 

modern, clean-line aesthetic of simple rectilinear forms, with 

predominantly two storey buildings having a low pitched and 

flat roofed architecture.

An architecture which maximises on cantilevered forms and 

overhangs that introduce architectural floating planes, 

providing sufficient shading to the interior spaces.

Taller Vertical elements (such as Staircases / Double volume 

Entrance foyer) are encouraged to create a interest in the 

overall roof-scape.

The architecture promotes a ‘recessed’ Ground Floor Level, or 

emphasised with a darker ground floor, to create a floating 

upper floor form.

High level glazing for optimal natural light and ventilation is 

encouraged with emphasis on a dis-engaged roof plane, 

again emphasising the aspect of lighter floating horizontal 

planes.

The architecture of Enigma is to be mostly comprised of 

natural materials and a muted colour palette which would 

create an overall unifying composition of buildings and 

nature.

Within Enigma, indigenous coastal vegetation as an 

extension of the coastal forest planting is encouraged, 

however this is to be undertaken in a “managed” residential 

context. Soft low-lying hedges and shrubbery should be used 

within the curtilage of individual sites.
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IMAGE

• Maximum overhangs;

• A light colour palette;

• The use of Off-Shutter concrete as a finish;

• Full height Glazing to maximise views;

• A recessed Ground floor level;

• Modular forms;

• Clean white walls with dark grey accents.

A fundamental principle that has influenced the design code 

for Enigma is a need to contextualise the code within the 

overall Ridgeside Precinct.

The contemporary materials and form evident in the broader 

precinct has formed a basis of this code, however these are 

to be applied at a domestic residential scale and have been 

scaled to fit the proportions of a residential environment. 

Listed below are a few of the characteristics that define the 

current language of the precinct: 

The current building 
within the Ridgeside 
Office Park illustrates 
Modern and refined 
architecture

1 INTRODUCTION  1.3 CONTEXTUAL STUDY
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1 INTRODUCTION: 1.4 PRECEDENT STUDY 
Casa La Can ̃ada

by Ricardo Torrejón

IMAGE

"We thought that 
architecture should not 
compete with nature, on 
the contrary it should 
enhance its presence, 
colours and lights," said 
Torrejón.

• Modular forms with overhangs;

• A natural and light colour palette;

• The use of off-shutter concrete

• Full height glazing with minimal mullion obstructions;

• Maximum natural light and ventilation;

• Integration between indoor and outdoor spaces;

• Recessed ground floor level;

• Maximum views generated through glazing;

• Public / semi private accommodation on the ground floor 

level.

This precedent provides a useful reference for Enigma in 

terms of the architectural language. 

The following provides the essential elements that are 

noteworthy for the code:
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1 INTRODUCTION: 1.4 PRECEDENT STUDY 
Genesee Townhomes project

by Chris Pardo

IMAGE

The entire construction 
sports a boxy look from the 
outside. Its exterior looks 
like several boxes all 
grouped into one.

• Introduction of Timber wall cladding;

• Solid framed edges;

• Tall Vertical architectural elements / forms;

• Recessed Ground Floor level;

• Off- Shutter concrete wall finish;

• Modular forms;

• Maximum views;

• Large glazed panels;

• Dark grey elements.

Chris Pardo Design : Elemental Architecture introduced us to 

the use of various natural materials and their applications in 

modern architecture, which helps soften what often can 

become flat modular forms.

This is also an example of the collaboration between 

contemporary and traditional materials:
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2. THE SITE
IMAGE
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2. THE SITE

13

2.1 Locality and Site Features

The site is located within the Ridgeside Precinct, forming 

part of the overall Umhlanga node.  

The Enigma site forms part of Precinct 4, which is defined by 

the M41 in the south-west, the existing Ridgeside Road and 

Office Estate in the west, future residential development in 

the north, and importantly, one of the precincts most striking 

attributes, is the east interface with natural coastal forest.

Forming part of the Ridgeside precinct, Enigma enjoys 

excellent access to a wide range of urban amenity, and 

together with the surrounding commercial and recreation 

opportunities within the immediate context, offers a unique 

opportunity for a Live-Work- Play within an established 

context.

The site in general is an east facing slope have excellent 

views of the adjacent forest and further beyond sea views 

from the upper portions of the site. The lower portions of the 

site have a unique setting being ‘cradled’ by the natural 

forest.

Whilst having the advantages of an east facing aspect, it is 

important to note the orientation from a solar gain point of 

view, and therefore it is imperative that detail architectural 

design, takes cognisance of this and accommodates 

adequate solar protection.

Slope angles vary between approximately 5.5 º on the 

moderate slopes along Ridgeside Drive and 3.8 º towards the 

lower areas of the site.  The majority of the site is thus a 

moderate terrain.  Drainage is generally in a south-easterly 

and southerly direction.  The elevation peaks at 76m and is 

45m at the lowest point, above Mean Sea Level (MSL), giving 

an overall fall of some 31m.
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2. THE SITE : 2.1 Topography

14

2.2 Topography

The site is set on the coast less than 1km from the shoreline, 

overlooking the residential area of Umhlanga Rocks to the 

Indian Ocean. The longitudinal shape of the site presents an 

expansive, outward facing slope that has sea views in an 

east direction.  The slopes are gentle, thus sites may have 

oblique sea views.  

Slope angles vary between approximately 5.5 º on the 

moderate slopes, and 3.8 º on the more gentle slopes.  The 

majority of the site is thus a moderate to gentle terrain. 

Drainage is generally in a south easterly to southerly 

direction.  The elevation peaks at 76m and is 45m at the 

lowest point, above Mean Sea Level (MSL), giving an overall 

fall of some 31m.

It is the responsibility of the site owner to conduct a site 

specific geotechnical survey prior to development.
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3. URBAN DESIGN APPROACH
3.1 SITTING CONTROLS

3.2 SURVEY

IMAGE
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3. URBAN DESIGN APPROACH:

IMAGE

• To create a high quality and carefully considered layout 

that encourages harmonious development at an overall 

level and between buildings.

• A basis of the approach is to create an estate with 

buildings set in a lush green environment, as an 

extension of the coastal forest. 

The following items are seen as the basis for the urban 

design:

• To promote a fragmented form of architecture with 

modular and rectilinear forms placed lightly on each 

site.

• Create a modern architecture, dominated by hanging 

and cantilevered decks, terraces and light timber 

screen elements.

• Enhance the indoor and outdoor living spaces.

16
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The sites capitalize on the topography which informs the 

overall master plan.  The master plan will address the best 

views in relationship to adjacent buildings, point of access, 

maximum envelope height and massing of each individual 

site.

All sites will have a maximum F.A.R and coverage control, 

with maximum heights, storeys restriction and building 

envelope lines all of which have been individually prescribed 

in the master plan and site directives sheets.

All sites have an individual, detailed Site Directives sheet  

(see Annexure A).  The information provided on the site 

specific sheets are to be read with the general codes noted 

below.

3.1.1 Zoning

The site is zoned as Ridgeside Zone 8: Ridgeside Residential 

which allow for single residential use . Please note that no 

ancillary or external unit is permitted.  

In Guest and or house keeper’s rooms are allowed provided 

that they together do not exceed 60m2 in total and are 

integrated into the main dwelling: i.e.  such a suite/room 

must not be construed as a separate dwelling on the site. 

Only 1 kitchenette is allowed between the guest room and 

housekeeper’s room. The guest room and housekeeper’s room 

must fall within the development building envelopes for each 

site and must be accessible from the main dwelling.

3.1.2 Floor Area Ratios (F.A.R)

The floor area ratio is a maximum 0.6 of the total site area in 

respect of each single residential site.  The F.A.R 

calculations include parking garages but exclude carports, 

porticos, porte-cochere, open terraces, open patios and open 

balconies (open on 3 sides).  Storage, plant and service 

rooms are, however, included as floor area.

3.1.3 Coverage

The maximum coverage is 40% of the total site area for each 

single residential site.  This includes all roofed areas, 

including

covered balconies and is measured to the external face of 

the outside walls.  However, where the roof eaves overhangs 

and roof projections exceed 1m (as measured from the 

external wall), the coverage will be calculated to the edge of 

the roof.

All areas which are covered with a roof slab or any other 

structure and is finished with tiles, paving, hard and soft 

landscaping must be included into the coverage 

calculations.

3.1.4 Heights & Setbacks

The issue of height is very important for this development.  

The detailed site directives sheet for every site illustrates the 

individual height restrictions.  The following are the general 

codes;

Apart from the number of storeys designated for each site in 

terms of a three-dimensional development envelope, no 

ground floor level of a building is to be more than 1.5m 

above NGL at any given point. Several levels within a 

building complex may be designated as ground floor and 

ground floor is defined as that floor level of any component 

of a building which is closest to NGL at any given point. 

3. URBAN DESIGN APPROACH:

17
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01 SECTION TITLE
SUB-TITLE

IMAGE

3. URBAN DESIGN APPROACH: Land Use

18
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All single residential sites are restricted to a maximum 2 

storey in height, except in the areas demarcated for 3 storeys

only.  The storeys will be calculated by a vertical section 

through any point in the building, which must not exceed its 

prescribed height restriction indicated as maximum MSLs for 

each plane.  

Lift shafts, stairwells, plant rooms, air-conditioning, screens 

and planted roof gardens are to be designed and built within 

the height restriction / cap as defined by MSL (not number of 

storeys) for each site as per the site analysis sheets.

3.1.5 Sight Lines & Views

The issue of Views is very important for this development 

and design attempts to provide as spacious and open views 

as possible within the constraints of fully built estate.

In order to achieve this, the site diagrams attached as 

Annexure A, indicates a ‘maximum building envelope’ which 

allows for a staggered building arrangement so as to 

enhance views. These positions are mandatory and any 

deviation would require motivation and acceptance from the 

design review panel.

3.1.6 Design Building Envelope Lines

A three-dimensional development envelope is predetermined 

for each site and indicated on the relevant detailed site 

directives sheets, which comprise a height envelope 

indicated by MSLs and building lines which are indicated in 

metres from the boundary. The building lines are 5m at the 

front boundary and 3m at the sides and rear.

No exception to these building envelop conditions will be 

permitted, as the intension is to enhance side space, privacy 

and visual corridors between neighbours.

Roof overhangs and roof projections may not encroach over 

the building envelope lines.

No covered balconies or covered roof terraces, vertical 

screens, columns, flying beams, vertical shutters are allowed 

to encroach over the building envelope lines.

Please refer to Annexure A – Site Directives Plans for general 

building envelopes lines, form directives, pedestrian 

servitudes and view corridors. The site directive also provide 

a useful guide in understanding the adjacent development 

footprints and these have to be taken into account when 

designing in context of adjacent sites.

3.1.7 Street Building Lines

A building restriction area related to streets is as indicated 

on the site directives sheets for each site as set out in 

Annexure A.

3. URBAN DESIGN APPROACH : 3.1 Sitting Controls 

19
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3.1.8 Driveways, Visitors parkings & Boat 

Garages

Only one vehicle entrance way will be permitted for each 

single residential site and is to be determined through detail 

design as an integral part of the architectural design.

Parking for two visitors’ cars must be provided on each site.  

No on street parking is allowed.

3.1.9 Sloping Sites / Retaining walls

The general topography of the Estate results in sites that are 

sloping.  The design intent is to form a series of small 

platforms, terraces and decks in order to reduce and 

minimize the use of high retaining structures and long 

supporting columns.  

Retaining structures must be:

Grey• colour silt natural rock, dry-packed finish.

Degree• accuracy 1 high quality off-shutter concrete.

Plastered• and painted brickwork. [Colours are subjected

to the palette selected by the DRP.]

3. URBAN DESIGN APPROACH : 3.1 Sitting Controls 

3.2.1 Confirmation of Boundary and Levels

A registered Land Surveyor must confirm the levels and set 

out boundary pegs and the proposed building on the site 

prior to commencing with construction.  It is important that 

the prescribed floor and entrance levels are maintained in 

order to achieve the design intent of the master plan. Each 

land owner is encouraged to complete a detailed survey 

drawing of their site to confirm the accurate road, verge, 

corner levels and contours of the site prior to design and or 

construction.

3.2.2 Perimeter & Boundary Walls / Fencing 

As a general rule perimeter/ boundary walls or fencing are 

not encouraged.  However where it is a matter of privacy and 

security for pets, low screens will be consideration on the 

merit of each individual submission to the DRP. No boundary 

walls are permitted on the street edge. A low wall of 500mm 

and planted hedge is recommended to define space, but this 

is not mandatory. 

3.2.3 Services Infrastructure

The following connection points have been provided to each 

site:

• Storm water

• Electrical 

• Sewer

• Water

• Telkom & Data.

Service infrastructure  connection points are documented 

together with engineering requirements are available from 

the estate manager. It is the responsibility of each site owner 

and their professional team to ensure  compliance with the 

estate and municipal and delivery agents requirements.

20
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01 SECTION TITLE
SUB-TITLE

IMAGE

3. URBAN DESIGN APPROACH : Height Plan

21



ENIGMA ARCHITECTURAL CODE - IYER

01 SECTION TITLE
SUB-TITLE

IMAGE

3. URBAN DESIGN APPROACH : Subdivisional Plan
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SUB-TITLE

IMAGE

3. URBAN DESIGN APPROACH : Typical Site Section
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01 SECTION TITLE
SUB-TITLE

IMAGE

3. URBAN DESIGN APPROACH : Site Layout
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4. BUILDING FORM & ELEMENTS
IMAGE
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4. BUILDING FORM & ELEMENTS: CONCEPT

IMAGE

IMAGE

1. Tall Vertical elements (Staircase / Double volume 

Entrance foyer)

2. Recessed Ground Floor Level (Dark grey painted walls 

emphasize the recess)

3. Timber wall claddings assist in softening the overall 

facade

4. High level glazing for optimal natural light and 

ventilation

5. Maximum overhangs introduce architectural floating 

planes and provide sufficient shading to the interior 

spaces

6. Timber screens serving as shading devices and assist 

in privacy

7. The position of the Mobile / Fixed timber screens are 

based on the orientation of the building

8. Large cantilevered elements

The following provides the essential aspects that define the 

architectural form and language for Enigma:
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The overall aim of Enigma is to create a modern, elegant 

architecture within an estate with outstanding views in a 

beautifully crafted environment of paved streets, landscaped 

spaces overlooking a unique forest with sea views from the 

upper slopes.

4.1 Roofs

The overall architectural ethic is that of a “non-roof 

architecture”, and therefore flat roofs and low mono-pitched 

roofs are only permitted.

Roofs can be used as decks, terraces and planted roof 

gardens. 

Where two or more mono-pitched roof elements are to be 

composed, these should occur at the same angle and toward 

the centre of the building. This is undertaken to  encourage a 

more ‘quieter’ and composed composition of roof scape 

contributing to the overall harmony of the overall site.

The maximum pitch of a mono-pitched element of roof may 

not exceed 5º.

No double pitched roofs will be allowed.

The restrictions to the height and projection of the eaves are 

dictated by the prescribed building envelopes which are 

reflected in the site analysis sheets. 

Roof materials are to be either flat concrete or low pitched 

profiled steel sheets and may be used individually or in 

combination - where a portion of the roofscape may be 

better suited to a profile sheet, such as a mono pitched roof 

component.

No clay or concrete tile roofs are permitted, as the roof scape 

is intended as a recessive, “quieter” element.

Noting the importance of the height cap and the building

envelope as a fundamental control for each site, specific

attention is drawn to the following:

It• is an explicit responsibility of the architect

undertaking a project on any particular site to ensure

that the height cap is not infringed at all.

4. BUILDING FORM & ELEMENTS:

Subject to the  above requirements regarding the “non-roof” 

architectural ethic of the estate, solar panels, whether used 

for water-heating or electrical energy generation purposes, 

may be incorporated into the design of the roof elements of 

the building complex in discussion with, and to the 

satisfaction of the Panel.

All elements of the building complex’s non-roof architecture 

must be integrated and form part of the predominantly 

horizontal, planar ethic of the architectural code and are to 

be clear of air conditioners, plant, etc. Gutters must be 

concealed either within the roof or behind fascia's. 

All flat concrete roofs must either be soft or hard 

landscaping, timber decking or paved.  No waterproofing 

material/membrane may be visible. 

A combination of hard and soft landscaping is encouraged.

Covered projecting horizontal eave lines are encouraged but 

are to remain within the building envelope lines.
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4.2 Gates & Screens

Gates and screens must either be in natural or painted 

slatted hardwood or galvanized/ powder coated steel. No 

creosote treated timber may be used that is visible.  Visible 

external security gates to doors and windows are not allowed 

other than slide-away/folding elements such as mullionless

glazing or Clear Guard. Colours/samples are to be submitted 

to the Panel for approval.

4.3 Balustrades & Balconies

Balconies, terraces and veranda balustrades must be in 

keeping with the architecture of the house and it is 

encouraged that they are to be as transparent as possible so 

as to not obscure views from the site or from adjacent sites. 

The following materials will be acceptable: stainless steel, 

natural hardwood or galvanised metal and/or glass or a 

combination thereof.  Colours/samples are to be submitted 

to the Panel for approval.

4.4 Pergolas, Decks & Terraces

Pergolas must be constructed in galvanized or powder 

coated steel with natural hardwood inserts and supported on 

either steel or timber columns.  

Pergolas may NOT be constructed beyond the building line.

Colours/samples are to be submitted to the Panel for 

approval.

4.5 Awnings

Sun control is to be by means of wide overhangs, shutters or 

planting.  No clip-on aluminium or canvas awning systems 

may be used over windows or doors.  A horizontal sliding 

canvas system for patios and pool decks is allowed.  No 

brightly striped canvas may be used.  Colours/samples are to 

be submitted to the Panel for approval.

4. BUILDING FORM & ELEMENTS:
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4.6 Parking, Garages & Carports

Parking

All parking is to be entirely within the curtilage of the 

individual site and within the designated envelopes.

Garages 

A minimum of one double garage may be built per site.  All 

garage doors must be finished in natural timber and to span 

the full width of garage with no centre brick piers.  Doors 

designed to act as sliding screens (slatted timber or other 

suitable materials as may be approved by the Panel are 

encouraged) and adding to the architectural ethic of the 

building are encouraged rather than standard sectional door 

types.  Where sectional door types are used, these are to be 

rendered in a natural timber idiom.

Carports 

Conventional carports are NOT allowed. Pergola type structures 

for such purposes may be permitted provided that these are 

designed as part of the architecture of the building as a whole.

The sides may be screened in slatted timber and or planted 

with creepers.  Patented pre-fabricated carport systems may 

not be used.  Any carport is to enhance the ‘floating’ 

horizontal architectural idiom and should reflect the 

aesthetic of a pergola rather than a carport. 

4.7 Kitchen yards

Kitchen yards with access from the street must be provided 

and be enclosed on all sides.  Wash lines, garbage bins, air-

conditioning condensers and gas containers may not be 

visible from the road. Service yards should not simply 

provide a utilitarian function but should be conceived as 

well-designed, well-landscaped courtyards in their own 

right, including kitchen gardens, breakfast patios and herb 

gardens.

4.8 Outdoor Living Areas & Private Gardens

Privacy – It is a recommendation that outdoor living areas 

such as pool decks and terraces should, as far as possible, 

be positioned such that the building shelters it.  

Additional walls and fences may be erected to secure 

privacy, provided these comply with the rules in respect to 

walls and fences, all of which have to be lost in the 

landscaping of the forest matrix.

Orientation – It is recommended that outdoor living 

spaces are oriented to the benefits of sun, wind, shelter and 

views as covered in full under the environmental design 

determinants.

Construction – Materials and finishes must match those 

of the house.

Private gardens – Must be managed and maintained by 

the owner or his appointee.  Plants must comply with the 

Landscape Architect’s approved plant list available from the 

landscape architect.

Pool fencing – A policy is to be derived by the Panel on 

safety measures for pools regarding neighbours depending 

on the prevailing by-laws. 

4. BUILDING FORM & ELEMENTS:
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4.9 Boundary Walls & Fences

Boundary walls and fences are not allowed.  However, where 

it is a matter of privacy such as around swimming pools, 

kitchen yards and pet confinements, screening made be 

used as part of the landscaping of side spaces and may not 

exceed 1,8m from NGL at any given point. Preference is given 

to timber screen fences that echo the overall screen design 

of the building architecture.

4.10 Chimneys

Chimneys - are allowed but may not infringe the height 

cap defined for any site.

Material -Chimneys maybe built in natural dry packed 

sandstone, plaster and paint, off shutter concrete (degree 

accuracy 1) or black steel, copper, corten or stainless steel.  

4.12 Signage & House Names

Size - House numbers and letters will be to the Panel’s 

approved specification.

Position - House numbers will be specified and positioned by 

the Panel.

Post boxes - Post boxes are to be integral to the architecture 

of the buildings.

4. BUILDING FORM & ELEMENTS:

4.11 Swimming Pools

Pools may be constructed over the building envelope lines 

provided that it does not protrude more than 1m from the 

N.G.L. at any given point and that no

vertical screening associated with that portion of a pool 

projecting beyond a building envelop may be permitted.

Filtration Units – Only approved water filtration systems may 

be installed.  These may not be visible from an access 

reserve or adjacent properties.  Filtration units must be 

hidden behind a plastered and painted brick, natural dry 

packed stone wall or timber slatted screen.  

Backwash pipes are to discharge into a break pressure and 

then connected to the sewerage system of the dwelling.

Planning – Pools must be constructed to local authority 

approval.  
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4.13 Aerials

All aerials, antennae, satellite dishes and any other 

telecommunications installations are to be designed as an 

integral part of the building complex on a site and must fit 

within the architectural ethic of the complex.  No such 

installations may infringe on the height-cap of a site and all 

such plant and equipment is to be suitably screened and 

approved by the Panel.  No surface mounted trunking is 

permitted in relation to such installations and all ducting, 

slab, roofing and wall penetrations are to be considered and 

allowed for as an integral part of the services coordination of 

the overall project.  Where final details are not available to 

the architect at the time of Panel approval of the overall 

plans, a clear indication is to be given in plan and elevation 

of how all anticipated installations are to be allowed for and 

accommodated.

4.14 Refuse

Refuse bins must be hidden behind screen walls or timber 

elements or kitchen yards.  Refuse management must 

comply with The Enigma rules.

4.15 Air Conditioning

No window or split unit air conditioners may be visible from 

the street, or neighbouring adjacent properties, including 

any outdoor unit installed on roof decks and or on flat roofs.  

Planted screening is not acceptable. 

4.16 Solar Panels and water harvesting tanks

Solar panels are permitted, provided they are incorporated 

into the building design and are discreet and do not protrude 

from the roof.  The installation of these panels must be in 

discussion with and to the Panel’s approval.

Similarly, water harvesting tanks are permitted provided that 

they are entirely screened from all views, are integral with 

the architectural ethic of the building complex and that all 

piping and plumbing to and from such tanks is not visible or 

fully integral to the building’s architecture and that all 

pumps and electrical supply to these are entirely screened 

and placed so as not to constitute a nuisance to any 

adjacent development.

4. BUILDING FORM & ELEMENTS:
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4.17 Electricity Supply, Data and 

telecommunications

Energy efficiency and power saving is encouraged.  Noting 

the above restrictions on the positioning and installation of 

solar panels for solar heating purposes, similar restrictions 

apply for the installation of photovoltaic cells and power 

storage.

As far as possible, low-energy fittings and LEDs are to be 

used and the lighting of external areas is to be low-key and 

selective, ensuring that no light pollution is generated 

upwards or outwards beyond the confines of each site and 

its development envelope.

Apart from the Part XA requirements governing heat gain 

and loss of a building from the Council’s point of view, the 

architect is to demonstrate to the Panel the extent to which 

energy efficiency has guided the design, orientation and 

screening within the architectural approach to a site.

No provision exists for centralised power generation in the 

event of power outages or load-shedding and it is incumbent 

on each individual site developer to make provision for a 

stand-by generator and/or power storage should individual 

owners so wish. Where it is to be provided, such plant is to 

be entirely within the development envelope of a site, 

suitably screened, noise attenuated, vibration proofed and 

exhausted in a manner so as not to cause any nuisance to 

surrounding developments or people within the common 

domain of the estate.

4. BUILDING FORM & ELEMENTS:
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IMAGE

1. Brick Onyx driveway Paver

2. Stainless steel laser cut lettering

3. Landscaped hedging

4. 500mm masonry boundary wall, 

painted White

4. - Alternative finish: Off – shutter 

concrete

5. Reinforced concrete wall

The neutral colour 
palette and 
contemporary materials 
will assist in enhancing 
the richness of the 
surrounding landscape

4. BUILDING FORM & ELEMENTS
4.18 MATERIALS & COLOUR PALETTE
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IMAGE

6. Timber entrance door

7. Clerestory aluminum glazing

8. Timber screen

9. Low E performance glazing

10. Timber wall cladding

10. Alternative: Composite panels

Large overhangs and 
recessed planes create 
interesting depths within an 
elevation, light and shadow

4. BUILDING FORM & ELEMENTS
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IMAGE

11. Timber garage door

12. Glass balustrade

13. Reinforced concrete 

cantilevered slab

14. Charcoal powder coated 

aluminum gutter

15. Fibre cement fascia/barge  

board

15.  Alternative: Aluminum   

fascia/barge Board

4. BUILDING FORM & ELEMENTS
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IMAGE

16. Masonry wall, dark grey paint

17. Masonry wall, white paint

18. Fibre cement closed eaves

18. Alternative: Timber grooved 

and jointed closed eaves

19. Dark grey aluminum roof sheeting

4. BUILDING FORM & ELEMENTS
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IMAGE
6. LANDSCAPE GUIDELINES
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5.1 Landscape Ethic and Approach

A key design objective from a landscape point of view is to 

ensure that all buildings are set in a lush, but managed 

natural environment.

Given the proximity of the forest the intension is to “blur” the 

lines between the forest, yet respect the buffer zone that 

protects the forest. To this end, it is envisaged that the 

planting palette draws from the type of plant material found 

within the forest and the ethic relating to landscaping is to 

facilitate the re-establishment of the coastal forest matrix 

through the planting of indigenous species of trees, 

complementing and expanding the forest. The overall ethic is 

one of reconstituting a natural landscape setting as opposed 

to a manicured and formal landscape. This would not 

preclude limited lawned areas as part of the integration of 

architecture, landscape, and courtyard.  

Although the overall ethic is one of not only indigenous, but 

endemic planting, a very small proportion of plant material 

may be exotic but contained within the inner-confines of the 

courtyards and internalised spaces.

In fulfilling the objective of an extended forest matrix, the 

interstitial spaces between the building envelope zones, 

along the side boundaries running perpendicular to the 

primary sea frontage, should be generously planted with 

trees. This will create privacy and, at the same time, frame 

visual corridors to the primary sea view.

The front and rear boundary spaces of each site should be 

sensitively handled from a planting palette and 

management point of view to reduce the impact on seaward 

and forest views.

Given the importance of visual corridors and retaining sea 

views, as a principle, trees, too, should observe the 

individual height envelops set for each site. 

The growth of trees would need to be managed by the 

homeowner so that these never exceed the overall height 

envelop prescribed to each site. This would ensure that the 

third master suite level always appears to be perched above 

the trees, maintaining visual contact with the sea and larger 

forest matrix. 

All on-site landscaping should be presented in a landscape 

plan and is to be submitted as part of the design review 

process moving, as with the architecture, through from 

initial concept to finitely detailed plans for implementation.

5. LANDSCAPE GUIDELINES
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1. 500mm masonry boundary wall, painted White

2. Landscaped hedging

3. Brick Onyx paver to follow through from the Road onto 

the Driveway

4. Stainless Steel Laser cut lettering

5. 1000mm wide planting edge

6. Landscaped Road Island

5.2 Site Definition

Each property can be defined by the low wall surrounding the 

perimeter of the site. It is vital to keep the landscape around 

the boundary unobstructed to optimize views and natural 

surveillance. In this regard, it is proposed that a low 

shrubbery and planting occurs within the curtilage of the 

sites.

5. LANDSCAPE GUIDELINES

Within the Overall Site 
the Landscape and Site 
Definition are clearly 
identified through the 
paved roads surfaces and 
planting edges.
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5.3 Presentation of the landscaping plans to the 

EE office:

The required format required by EE to be shown on your 

Landscaping Plans is as follows:

All plans to be presented folded (not rolled);•
In an A• 4 punched plastic pocket cover;

At the bottom right• -hand corner (i.e. which will be 

uppermost in the plastic cover) we need to see the 

following:-

Your own details:-

Your Company name;•
Your own name;•
Your Telephone contact numbers (land and cell);•
Your fax number;•
Your email address.•

The Site details:-

Lot No. (incl. portion/unit No. if applicable) • - of the Plan 

enclosed;

• Name of the Owner of that Lot.

• Physical address of that Lot.

• All Plans must show the list of the plants that are 

proposed for the site.

• A Key, showing the positioning of where these plants are 

on the plan.

• Date that your plan was drawn up.

• The architect’s details.

• Signature of owner and architect.

• Block for EE authorization signature.

• A proposed bill of quantities reflecting expected m2 of 

the garden, plant names, bag sizes expected to be used, 

number of each plant to be used, expected m2 of lawn 

as well as compost and fertilizer quantities to be used. 

The landscaping plan that you submit must reflect the 

following landscaping items:

• Stormwater control and berms.

• Contours of the site must be shown on the plan.

• Footprint and building line must be shown on the plan. 

• Planting densities of trees, shrubs & ground covers per 

individual residential site. The minimum spec for plant 

quantities is as follows. 

1. Trees 1/20m2.Trees are planted when the space 

between buildings allows for the use of large trees.

2. Plugs 17/m2 on a slope greater than 20 degrees & 

12/m2 on a slope less than 20 degrees.

3. 1l & 2l bags 8/m2.

4. 4l bags 5/m2.

5. Shrubs 1/m2 

6. Shrubs and trees are to be under planted with 

groundcovers to stabilize the sandy soils until the 

planting reaches maturity. Remember also to cater for 

future views out of the property it is pointless planting 

a tree that will now have to be pruned after five or ten 

years growth. Rather use a shrub in this position.

Compost must be added to the poor Berea Red Sands at a 

rate of 50mm/m2. Delivery notes must be supplied at time of 

inspection.

Prepared By: Geoff Nichols

5. LANDSCAPE GUIDELINES
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Granular fertilizer at the rate of 100grams of 2:3:2(22) + 

Zn/m2 plus 200grams of Dolomitic Lime/m2. This rate will 

be applied to the area to be planted as garden and the 

calculation in square metres of this area will be undertaken 

by the architect on the site plan so that the landscape 

contractor can then order the required granular fertiliser, 

Dolomitic Lime and compost for the site. Delivery notes to be 

supplied at time of inspection. EE and good horticultural 

practice requires that this compost be turned into the soil to 

a depth of 300mm using a garden fork. It would also be 

advisable to add in fertiliser in the form of 2:3:2 (22) at the 

rate of 100grams/m2 and Dolomitic Lime at the rate of 

200grams/m2 and turn in all three soil enhancers at the 

same time to save having to do the task twice. 

• A 6 month mandatory post installation garden 

maintenance period this must be submitted in writing to 

the EE office by the landscape contractor.

• At the time of inspection on site and on completion of 

the installation the landscaper must provide a copy of 

the drawing, the current bill of quantities used for the 

actual installation and delivery notes for the compost, 

fertilizer quantities and lime delivered to the site. If 

delivery notes are not available a copy of the receipts of 

purchase must be provided.

• Over and above the owner’s or landscaper’s choice of 

plant material, EE requires that the landscape 

contractor provides a list of plants on plan that will be 

planted in the garden of at least 5 individual specimens 

of 75 palatable plant species for feeding the fauna for 

each residential site. PUD sites will require 75 palatable 

plant species to be planted over the whole development. 

These plants will be chosen from the list of plants 

provided to the landscape contractors by EE these plants 

can be used in the garden planting or the non-user 

servitude rehabilitation planting.

Landscape contractors must understand that EE will audit 

gardens on completion and EE will not sign off on the garden 

until any exotic plants used in the plantings are removed 

from the garden.

NOTE:

1. Submission drawings will only be approved and 

released on condition that the landscaping plan has 

been Submitted and approved.               

2. Only indigenous plants of South Africa may be used 

within Enigma. 

3. Gardens that do not comply with the above minimum 

specifications will not be signed off.

5. LANDSCAPE GUIDELINES
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5.4 Policy on drystack walling

• Foundation wall is not to go beyond Footprint line.

• Walls not to exceed 2 metres in height, thereafter set 

back 1 metre.

• Recommend/require Open-bottomed dry-stack 

(Terraforce) walling to be used, creating a full column of 

soil.

• 500 grams of 2:3:2(22) Fertiliser per cubic metre of soil. 

For every 3 units (wheelbarrows) of soil back-filled. At 

minimum of one unit to be Compost. i.e. at least one 

third is compost.

• Planting to soften hard lines when garden is installed is 

done. The plants to be used are on our recommended 

list. Planting must be done on these banks as soon as is 

practically possible. The rule of five must apply that 

each wall panel must be planted with a mixture of a 

minimum of 5 species of plants that are listed below.

SHADE AREAS – south or south east facing walls

Anthericum saundersiae, Chlorophytum comosum, 

Chlorophytum bowkeri, Coleotrype natalensis, Dicliptera

heterostegia, Dietes iridioides, Dietes

Grandiflora, Microsorium scolopendrium, Nephrolepis

biserrata, Phaulopsis imbricata, Plectranthus verticillatus, 

Plectranthus madagascariensis, Pupalia atropurpurea and 

Stenochlaena tenuifolia.

Aptenia cordifolia will do in shade but does lose vigour in 

about 6 to 12 months. Better in sun.

Shrubs like Dracaena aletriformis and Duvernoia

adhatodoides will work if you need a screen or physical 

barrier at the top of a bank.

Watering on these walls is recommended in the early 

establishment phase.

SUNNY AREAS – west or North West facing walls

Aeollanthus parvifolius, Agapanthus praecox, Asparagus 

densiflorus, Bulbine natalensis, Aptenia cordifolia, Asystasia

gangetica Barleria obtusa, Barleria obtusa x repens, Barleria

repens, Carpobrotus dimidiata, Cyanotis speciosa, 

Delosperma tradescantioides, Delosperma rogersii, 

Dyschoriste depressa,

Justicia betonica, Justicia flava, Peristrophe cernua, 

Phaulopsis imbricata, Plectranthus spicatus, Rhinacanthus

gracilis, Tulbaghia simmleri, Tulbaghia violacea. 

Shrubs that will work are Bauhinia tomentosa, 

Chrysanthemoides monilifera, Deinbollia oblongifolia, Ficus

burtt-davyi, Plumbago auriculata, Tecoma capensis and 

Tetradenia riparia.

5. LANDSCAPE GUIDELINES
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Watering on these walls is recommended in the early 

establishment phase.

Angle of Repose:

• Maximum of 70 degrees (preferred between 50-60, to 

give wider planting space).

• On Plan, a curved wave - a shallow depression, 

undulating, following natural contour.

• Where possible rather use the natural slope with contour 

plantings to hold the soil.

Mixed Materials:

• EE recommends that architects/builders only use one 

type of walling materials.

• Gabions may be used, with dry stack walling, under

special conditions.

• We encourage natural angles of repose, and discourage

flat, wide, terraced entertainment areas.

• The change between the flat area and the sloping area 

should be done in such a way that these areas blend 

and merge together without causing any soil erosion 

problems due to stormwater.

• Eliminate retaining (to avoid requests for hand-rails & 

fences).

5. LANDSCAPE GUIDELINES
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5.5 A preliminary list of plants for the Estate

Abrus precatorius

Acacia kraussiana

Acacia schweinfurthii

Acalypha glabrata

Acokanthera oblongifolia

Acokanthera oppositifolia

Albizia adianthifolia

Allocassine laurifolia

Allophylus natalensis

Anastrabe integerrima

Aneilema aequinoctiale

Aneilema dregeanum

Anthericum saundersiae

Antidesma venosum

Aristea woodii

Aristida junciformis

Asclepias physocarpa

Asparagus densiflorus

Asparagus falcatus

Asparagus plumosus

Asparagus virgatus

Aspilia natalensis

Asystasia gangetica

Axonopus affinis

Baphia racemosa

Barleria obtusa

Barringtonia racemosa

Bauhinia tomentosa

Behnia reticulata

Berkheya bipinnatifida

Bersama lucens

Brachylaena discolor

Burchellia bubalina

Crinum moorei

Crocosmia aurea

Crotalaria capensis

Crotalaria lanceolata

Crotalaria pallida

Cryptocarya woodii

Cussonia nicholsonii

Cussonia spaerocephala

Cyanotis speciosa

Cynodon dactylon

Cyperus albostriatus

Cyperus immensus

Cyperus natalensis

Cyperus papyrus

Cyperus prolifer

Cyperus textilis

Cyphostemma hypoleucum

Cyphostemma rotundifolium.

Dactyloctenium australe

Dalbergia armata

Dalbergia obovata

Dalechampia capensis

Deinbollia oblongifolia

Desmodium incanum

Dichrostachys cinerea

Dicliptera heterostegia

Didymodoxa capensis

Dietes iridioides

Dioscorea cotinifolia

Dioscorea dregeana

Diospyros natalensis

Diospyros villosa

Dissotis canescens

Helinus integrifolius

Heliophila scandens

Hippobromus pauciflorus

Hydrocotyle bonariensis

Hypoxis hemerocallidea

Indigofera spicata

Ipomoea pes-capre

Isoglossa woodii

Jasminum multipartitum

Jasminum streptopus

Juncus kraussii

Juncus lomatophyllus.

Justicia betonica

Justicia flava

Kalanchoe rotundifolia

Keetia gueinzii

Kniphofia gracilis

Kniphofia tysonii

Kraussia floribunda

Lagenaria sphaerica

Lagynias lasiantha

Laportea peduncularis

Leersia hexandra

Lemna spp.

Lippia javanica

Lobelia spp.

Ludwigia octovalvis

Ludwigia stolonifera

Maerua cafra

Maerua racemulosa

Matricaria nigellifolia

Maytenus procumbens

Melinis repens

Psychotria capensis

Pupalia atropurpurea

Putterlickia verrucosa

Pyrenacantha scandens

Ranunculus multifidus

Rawsonia lucida

Rhinacanthus gracilis

Rhoicissus digitata

Rhoicissus rhomboidea

Rhoicissus tomentosa

Rothmannia globosa

Rubia cordifolia

Rumex sagittatus

Sansevieria hyacinthoides

Scadocus membranaceus

Scadoxus multiflorus subsp.

katharinae

Scadoxus puniceus

Scaevola plumieri

Scutia myrtina

Searsia natalensis

Searsia nebulosa

Secamone alpini

Secamone filiformis

Secamone gerrardii

Senecio deltoideus

Senecio macroglossus

Senecio tamoides

Setaria megaphylla

Shirakiopsis integerrimum

Smilax anceps

Solanum geniculatum

Sporobolus africanus

5. LANDSCAPE GUIDELINES
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Calpurnia aurea

Canavalia rosea

Canthium inerme

Canthium spinosum

Capparis brassii

Capparis fascicularis

Capparis tomentosa

Carissa bispinosa

Carissa macrocarpa

Carpobrotus dimidiatus

Catunaregam spinosa

Cavacoa aurea

Celosia trigyna

Celtis africana

Centella asiatica

Ceratotheca triloba

Chaetacme aristata

Chamaecrista mimosoides

Cheilanthes viridis

Chlorophytum modestum

Chrysanthemoides monilifera

Cissus fragilis

Clausena anisata

Clerodendrum glabrum

Coccinia palmata

Coddia rudis

Cola natalensis

Coleotrype natalensis

Commelina africana

Commelina erecta

Commicarpus plumbagineus

Cordia caffra

Crinum macowanii

Distephanus angulifolius

Distephanus inhacaensis

Dodonaea viscosa var.

angustifolia

Dombeya tiliacea

Dovyalis longispina

Dovyalis rhamnoides

Dracaena aletriformis

Droguetia iners

Drypetes arguta

Drypetes natalensis

Dyschoriste depressa

Echinochloa pyramidalis

Embelia ruminata

Englerophytum natalense

Eragrostis curvula

Eragrostis plana

Erythrina humeana

Erythrina lysistemon

Eugenia capensis

Eulophia speciosa

Ficus burtt-davyi

Ficus sur

Flagellaria guineensis

Freesia laxa

Gazania rigens

Gladiolus dalenii

Gloriosa superba

Grewia caffra

Grewia occidentalis

Gymnosporia arenicola

Haemanthus albiflos

Helichrysum cooperi

Helichrysum kraussii

Helichrysum panduratum

Microglossa mespilifolia

Microsorum punctatum

Microsorum scolopendrium

Mikania natalensis

Mitriostigma axillare

Momordica balsamina

Monanthotaxis caffra

Nemesia denticulata

Neonotonia wightii

Nesaea radicans

Nymphaea nouchali

Nymphoides thunbergiana

Obetia tenax

Oplismenus hirtellus

Osteospermum fruticosum

Panicum deustum

Panicum laticomum

Panicum maximum

Passerina rigida

Pavetta lanceolata

Pavetta revoluta

Peddiea africana

Peponium mackenii

Peristrophe cernua

Persicaria senegalensis

Phoenix reclinata

Phragmites australis

Plectranthus strigosus

Pollichia campestris

Potamogeton crispus

Potamogeton pectinatus

Priva cordifolia

Pseudechinolaena polystachya

Sporobolus pyrimidalis

Sporobolus virginicus

Stenotaphrum secundatum

Strelitzia nicolai

Strychnos decussata

Strychnos gerrardii

Strychnos spinosa

Suregada africana

Tabernaemontana ventricosa

Talinum portulacifolium

Teclea gerrardii

Tecomaria capensis

Tephrosia grandiflora

Tinospora caffra

Tragia glabrata

Trema orientalis

Tricalysia lanceolata

Tricalysia sonderiana

Trimeria grandifolia

Triumfetta pilosa

Triumfetta rhomboidea

Turraea floribunda

Turraea obtusifolia

Urera trinervis

Uvaria caffra

Vangueria infausta

Vangueria randii subsp.

chartacea

Wahlenbergia undulata

Xylotheca kraussiana

Zantedeschia aethiopica

Zanthoxylum capense

Zehneria parvifolia

Zornia capensis

5. LANDSCAPE GUIDELINES
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5.6 Policy on garden maintenance

• Pruning may only be done with authorization in writing 

from EE. An appointment can be made through the EE 

office for an inspection to be done prior to any pruning. 

The letter issued is only for that specific job. If the same 

vegetation is required to be pruned due to growth in the 

following season another appointment must be made for 

a new letter. 

• Only indigenous plants of South Africa may be 

introduced into the garden.  

• The conventional garden landscape may not extend 

beyond the building footprint line unless otherwise 

agreed with EE. The portion outside of the building 

footprint line but within the cadastral boundary of the 

property can only be planted as a wild garden for the 

wildlife on the Estate. 

• Introduction of alien plant material is strictly prohibited. 

If alien plant material is noted in the garden EE will give 

a 30 day notice to remove and replace with approved 

plant material. 

• No plant material may be harvested from outside the 

property boundary for introduction into the garden.

• All building rubble must be removed from the site and 

dumped at a registered municipal or private solid waste 

tip site not covered over with topsoil. If noticed EE will 

give 30 days to rectify and put right.

• Garden waste such as leaves and grass clippings may 

be used as mulch but stockpiles are prohibited. All large 

waste must be removed from the site unless it can be 

chipped and spread over the garden either by the 

homeowner or their appointed landscaping company.

• Gardens are to be maintained to an acceptable 

standard. Should they be neglected and become an 

eyesore EE will give 30 days to rectifty.

• Weeds in driveways are to be maintained at all times. 

Should they be neglected and become an eyesore EE will 

give 30 days to rectify as above.

• Storm water control within the property boundary 

remains the responsibility of the home owner and 

existing measures to control runoff must be maintained. 

If problems are noted EE will give 30 days to rectify.

Note : A fine will be issued for noncompliance of any of the 

above.

5.7 Fines Schedule

• Failure to obtain pruning approval prior to any pruning / 

cutting. – R5000.00 plus cost of rehabilitation unless 

undertaken by the homeowner within 30 days of the 

transgression.

• R1000.00 to R10000.00 per branch in severe cases of 

illegal pruning plus costs for rehabilitation unless 

undertaken by the homeowner within 30 days of the 

transgression.

• Extending the conventional garden beyond the building 

line without permission. R1000.00 plus costs of 

rehabilitation unless undertaken by the home owner 

within 30 days of the transgression.

• Failure to remove alien plants after the 30 day notice 

period. R100 per plant plus the cost of removal and 

rehabilitation unless undertaken by the home owner.

• Illegal harvesting of plant material. R100.00 per plant 

plus the cost of rehabilitation. 

• Failure to clean up building rubble within 30 day notice 

period. R500 per load plus associated costs for 

dumping.
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• Unauthorised dumping of garden waste. R500 plus cost 

of clean up

• Unmaintained gardens. R100 per day after the 30 day 

notice period has expired until the problem is resolved by 

the home owner.

• Un-kept driveway. R500 after the 30 day notice period 

plus cost of cleanup.

• Poor storm water control. R1000.00 plus cost of repairs 

and rehabilitation to affected areas.
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5.8 Garden Maintenance

Compost and Fertiliser recommendations for all gardens,

especially new gardens

The combination of compost mixed with wood chippings and

granular fertiliser on the Berea Red soils of Enigma is a

must.

The recommended rate of application for the Enigma soils is:

50-100mm deep layer of compost and mulch must be dug to

a depth of 300mm into the soil by forking this organic

material into the soil. Before one starts to fork this material

into the soil scatter granular fertiliser and Dolomitic Lime

over the soil at a rate of;

100grams/m2 of 2:3:2(22)

200grams/m2 of Dolomitic Lime

For optimal plant growth in gardens with high sunlight

areas, fertiliser and compost should be added twice a year,

early spring around August and then in midsummer during

December. It is essential that this process is then continued

for, at least, the first 3 growing seasons after planting. The

application rate is 30grams/m2 of 2:3:2(22).

For lawn areas the application rate suggested is

30grams/m2 of 2:3:2(22) in August and December but it

would be necessary to continue this process for the life of the

lawn.

During the winter months, gardens should be left to rest and

no fertilizing or excessive watering is required.

It is not necessary to disturb the soil by digging it over if the

leaves are left in place. The digging damages the surface

roots of your plants and also weakens the plants due to fine

surface feeding roots being damaged.

Only dig the soil to remove weeds. Many of the so-called

“weeds” in these natural plantings are actually local plants

that are food plants for the various types of wildlife.

Shrubs are planted at intervals of 1/m2 per plant as a

minimum specification on any site.

Trees should be planted where the space between buildings

allows for the use of large trees.

Do not plant trees over services like sewer lines, water,

telephone or electricity mains cables, stay away from soak

pits and do not plant trees under the eaves of buildings.

As far as the density of plants/m2 is concerned EE requires

that groundcovers be planted as previously covered in the

document.

The numbers of plants to be used per unit area are only a

guide and a minimum standard.

Remember also to cater for future views out of the property

as it is pointless planting a tree that will have to be pruned

after five or ten years growth. It is advisable to rather plant a

shrub in this position.

Generally in South Africa domestic garden plantings tend to

use a simple planting palette that has very little soul due to

the use of the same 10-20 species. No one is actually using

anything different and the uniformity becomes boring. Many

of the plants being brought into Enigma are exotic and are

providing little or no benefit to the local wildlife. This is

primarily due to Enigma Members not wanting our natural

animal species, e.g. Bushbuck, to browse their gardens. This

practice causes a knock on effect due to, more homes being

built, then habitat decreases, so forcing the same number of

antelope to feed on less plant material (with less palatable

species being planted the buck have less choice) resulting in

the animals really reducing the vegetation to the point where

animals are being removed to reduce the population density.
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6. DESIGN REVIEW PROCESS
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6.1 Appointment of Design Review Panel

As a means of ensuring that the guidelines within the 

Enigma Development manual are interpreted correctly and 

that this interpretation is transmitted and expressed in the 

design of individual properties, The Primary Developer, will 

be responsible for the appointment of a Enigma Design 

Review Panel (EDRP). 

The Primary Developer will ensure that the Design Review 

Panel will be made up of professionals with adequate 

experience in their respective fields and a strong 

understanding of the guidelines and procedures enshrined 

within this Design Manual, along with the relevant Municipal 

Planning and development processes required for 

development within Enigma Development (The graphic to the 

left, highlights the key professionals required on the panel.)   

6.2 Role of Enigma Design Review Panel

The Primary responsibility of the DRP is to scrutinise each 

development intended for the individual property sites within 

Enigma Development in order to;

• Ensure that the broader design intention and ethos 

envisioned for Enigma is being adequately transmitted in 

the proposed design for the individual property. 

• Ensure that individual developments further the 

objectives of Enigma and that there is adequate synergy 

between individual developments is achieved.

• Ensure fluid co-ordination of shared spaces between 

individual developments, especially with regard to cases 

of shared vehicular access, parking, loading, or access to 

utilities and service facilities.

• Ensuring both minimum and maximum development 

limits are being met through the monitoring of the extent 

to which the design directives of the manual are being 

met.

• Ensuring that design proposals submitted, do not infringe 

or negatively impact on the development rights of any 

adjacent properties. 

6.3 Enigma Design Review Manual 

The following aspects are important for developers and 

designers to take note of regarding the Enigma Design 

Review Manual and Processes.

• The design review process is meant to protect the both the 

value and interests of the individual property owners, 

businesses within the centre as well as that of the entire 

Estate, by knowing that all development undergoes the 

same review and approval process thus ensuring a 

maintained level of quality within the Enigma 

Development.

• The provisions of this manual DO NOT in anyway, release 

developers from compliance with the requirement for 

approval by the local authority as per its relevant by-laws 

and regulations or requirements.
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6.4 Management Association

• The Enigma Management Association (EMA) 

Reserves the right to modify, amend or update this 

development manual as it sees fit, provided that due 

consultation has been made with the design review panel. 

• No site works or erection of buildings within Enigma may 

be conducted, nor submission of any plans for 

development within the area may be submitted to the 

local authority without first being submitted to the EMA in 

order to undergo the design review process and having 

obtained approval from the DRP on behalf of the EMA.

• The EMA is to establish an appropriate amount to be 

charged as the fee for a development to undergo the 

Design Review process. This amount will be independent 

of a retention fee the developer is to be charged on 

submission of their plans for review. This retention 

amount will only be credited back to the developer by the 

EMA on presentation of a Certificate of Compliance from 

the DRP. 

6.5 The Design Review Process

STAGE 1: PRESENTATION OF A CONCEPTUAL

DESIGN AND A SITE DEVELOPMENT PLAN

This is a critical stage of the process. It involves the first 

interaction between the ERDRP and the Applicant. The 

Applicant will present their Conceptual Design and Draft SDP 

to the Panel . It is understood that prior to the Applicant 

preparing the Conceptual Plans, they would have 

downloaded the Development Manual and relevant precinct 

plan/s where applicable as directed by ERDRP. Through the 

interpretation of the guidelines, the applicant would prepare 

the initial Concept Plans to the Panel. This Stage will also 

present an opportunity for the ERDRP team to clarify design 

objectives, property characteristics and technical issues 

outlined in the Precinct Plan and Development Manual. The 

applicant will present a Draft Site Development Plan to 

ERDRP for comment.

Each Site Development Plan must include:

a) The planning controls applicable to the site, the site area, 

FAR, coverage, building heights, building lines, boundary 

dimensions, servitudes;

b) The building envelope must be laid out on the site along 

with the uses clearly identified and demarcated together 

with the total area of each component and the number of 

parking bays required;

c) The loading, parking and service yard components of the 

development where applicable;

d) Landscaping zones and any points of architectural 

accentuation.

It must be noted that at this stage, the focus is not on well-

rendered presentations but rather conceptual work-in 

progress drawings will be accepted provided they clearly 

reflect the issues for the Panel to consider the development. 

These include drawings showing diagrammatic and 

conceptual form of the proposed development relative to site 

configuration, overall layout, site levels, pedestrian and 

vehicular access, ingress and egress points, parking 

provisions, proposed bulk, height and building envelope, 

influence on existing or proposed adjoining developments, 

major elevations and architectural features.

6. DESIGN REVIEW PROCESS

51



ENIGMA ARCHITECTURAL CODE - IYER

STAGE 2: APPROVAL IN PRINCIPLE-SKETCH 

PLAN PRESENTATIONS 

The second stage of the design review process will involve 

the presentation of sketch plan drawings by the developer to 

the ERDRP for Approval in Principle. 

The submission of these drawings should be inline with the 

following specifications: 

• Site Development Plan documentation should be at a 

minimum scale of 1:200 and must include the following, 

Sections, Levels, Indicative elevations including Signage 

zones, Pedestrian and Vehicular access and Circulation, 

Parking arrangements (including, if applicable, specific 

reference to any off site parking), services connections 

and service areas, general landscaping proposals, overall 

bulk, height and other site controls. 

• In special cases, developers may be requested by the DRP 

to also present a cardboard design study model. In the 

event of this occurring, a the model must be at a scale of 

1:200. 

• The Development Plans presented must give adequate 

clarification on the interface of the proposed development 

with various public realm elements such as paving, 

landscaping, central parking courts. In the same way, 

plans musty also give reference to how the proposed 

development will relate to neighbouring/ adjacent 

developments and streets. 

• Details regarding the treatment of elevations, materials to 

be used along with proposed colour pallets and textures 

are to also be presented at this stage. 

The ERDRP will thus give Approval in Principle once it is has 

conducted its relevant assessment and review of the 

submitted Spatial Development Plan documentation and is 

satisfied that the vision and ethos enshrined in the 

Development Manual. 

STAGE 3: COUNCIL SUBMISSIONS

Once having received Approval in Principle in the preceding 

stage, the Developer will thus be required to submit Council 

submission plans which are to be perused and signed off by 

the Panel prior to submission to Council (Local Authority). 

This submission is to outline the methods utilized to 

conserve energy and an indication of how storm-water 

storage and runoff is to be dealt with. 

The submission to the Local Authority will thus undergo the 

standard development approval process with the respective 

council. Once the proposed development approval has been 

issued by the Local Authority, the developer will now be in a 

position where they can begin construction.

During the construction process, developers are urged to not 

deviate from provisions of the approved plans without 

relevant consent of the  ERDRP and Local Authority. 

Developers also required to adhere to the relevant guidelines 

pertaining to the construction process as presented in the 

Development Manual.

STAGE 4: COMPLETION CERTIFICATES

Inspections of the site development will be conducted at an 

agreed schedule between the Developer and Representative 

of the ERDRP at the same time or outside of the standard 

inspections by the Local Authority. 
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Once the construction on a site is completed, including 

installation of landscaping, signage and lighting, approved 

by the panel and the necessary inspection has been 

conducted, a certificate of “Final Approval” will be issued. 

Unless Final Development Approval is granted, in writing, 

the deposit or guarantee initially paid to the EMA by the 

developer, will not be cancelled and the Development will 

be considered “incomplete”.

ENIGMA DRP

Management Association

6. DESIGN REVIEW PROCESS

DISCLAIMER:

All building plans for new work as well as for alterations to existing structures must be prepared by Professional Architects registered with the South 

African Council for the Architectural Profession.  

Completed plans for approval and relevant documentation are to be submitted to the Panel. Arrangement for a review meeting must be established 

with the Enigma Manager.

The Panel will scrutinize these plans and make recommendations in this regard for approvals, interpretation, exceptions and waivers.

The Enigma Design Code does not absolve the house owner and his appointed architect from complying with the National Building Regulations and the 

requirements of the Local Authority. 

The Enigma Design Code is subject to periodic changes.  Please ensure that you have the latest copy available from The Enigma Manager .
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The architect is responsible for the collection of the following

documents from the Estate Manager:

• Site Analysis Sheet for each respective site

• SG Diagram for each respective site

• Site Analysis Sheet for surrounding and adjacent sites

• The Enigma’s Stormwater, Sewer, Water, Electrical, Data

& Telkom as built services drawing in CAD format.

• The Environmental Management Plan

• Stormwater Management Report and Plan

• Fire Management Plan

• Landscaping Guidelines

• Site handover certificate for builders to commence work

on site

• Contractors Protocol & Obligations Agreement

• Contractors Accreditation & Appointment Agreement

The architect must arrange for the following drawing with

the Panel to accompany his/her Council submission

drawings:

• An overall estate site development plan which indicates

a running total (F.A.R & Coverage) of all the

developments currently submitted to the local authority

for approval.

The Enigma Manager is responsible for the arranging of the

Site Handover meeting and the Completion meeting after

which he will issue the following:

• Site Handover Certificate (which is to be completed by

the Main Contractor)

• Completion Certificate

The Enigma’s standard contractor’s notice board is to be

erected at the commencement of construction for each of the

single residential sites and the planned unit developments.

The position must be communicated to the Panel for

approval.
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8. CONCEPTUAL EXAMPLES
ARCHITECTURAL CONSISTENCY

IMAGE
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8 CONCEPTUAL EXAMPLES: Overall Architectural Consistency

Entrance Building & Management Office

Single Residential Units

Apartments
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The Entrance Building 
depicts the Architectural 
form and composition as 
well as the material palette.

8 CONCEPTUAL EXAMPLES: Entrance Building
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8 CONCEPTUAL EXAMPLES: Management Offices
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8 CONCEPTUAL EXAMPLES: Entrance Building 

and Management Offices

The Entrance Building and Management Office encapsulates the architectural language of the Estate. Before 

entering the property one is able to understand the material palette and overall form and composition of the 

buildings with the estate.

The dynamic angular water feature proposed at the front of the building emphasizes the two entrances of the 

estate, one being the single residential units and the other accessing the apartment sites.
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8 CONCEPTUAL EXAMPLES Overall Site

IMAGE

• Access into the Property;

• Building Line constraints;

• Maximum Building zone (defined by the Building Lines);

• FAR and COVERAGE calculations;

• Height Restrictions;

• Obstructions to views;

• Privacy.

As indicated in the adjacent image Site 48 is wider in 

comparison to Site 23. The following developed two 

conceptual examples for the Single Residential units, to 

understand any possible challenges one might face due to 

Site boundaries and constraints.

Listed below are a few challenges faced:

The two Sites highlighted in 
the above image have been 
the basis of our site studies 
for the Single Residential 
units.
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8 CONCEPTUAL EXAMPLES: Site 48 (Option 1)

Option 1 the 
entertainment area / 
swimming pool has been 
located at the back of the 
site, to optimize privacy 
from the road 
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8 CONCEPTUAL EXAMPLES: Site 48 (Option 1)
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8 CONCEPTUAL EXAMPLES: Site 48 (Option 1)

This example encapsulates the various material, form and architectural accentuations one should achieve when 

designing within the Ridgeside Precinct 4 project.

The basic principles of the recessed Ground floor level and the Cantilevered projection of the First floor level 

contributes to creating a contemporary design.

Timber screens and wall cladding soften the Façade and add warmth to the overall aesthetics.
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IMAGE
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8 CONCEPTUAL EXAMPLES: Site 48 (Option 2)

Option 2 the entertainment 
area / swimming pool has 
been located at the front of 
the site, to optimize views
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8 CONCEPTUAL EXAMPLES: Site 48 (Option 2)

67



ENIGMA ARCHITECTURAL CODE - IYER

8 CONCEPTUAL EXAMPLES: Site 48 (Option 2)
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04 CONCEPTUAL EXAMPLES: Site 48 (Option 2)
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8 CONCEPTUAL EXAMPLES: Site 23 (Option 1)
Site 23 Option 1, this design 
has a complete RC roof slab
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8 CONCEPTUAL EXAMPLES: Site 23 (Option 1)
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8 CONCEPTUAL EXAMPLES: Site 23 (Option 1)
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8 CONCEPTUAL EXAMPLES: Site 23 (Option 1)
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8 CONCEPTUAL EXAMPLES: Site 23 (Option 2) A Mono Pitch roof had been 
introduced.
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8 CONCEPTUAL EXAMPLES: Site 23 (Option 2)
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8 CONCEPTUAL EXAMPLES: Site 23 (Option 2)

The Mono pitch roof changes the Roofscape in a new and dynamic way. Within the Mono pitch roof void, clerestory 

glazing will allow natural light to flood the internal space from a different angle.

Natural stone cladding surround the suspended infinity swimming pool.

Maximum overhangs introduce architectural floating planes and provide sufficient shading to the interior spaces.
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8 CONCEPTUAL EXAMPLES: Site 23 (Option 2)
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9. RENDERS & DESIGN 
INSPIRATION

IMAGE
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ENTRANCE APPROACH
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CLUBHOUSE TERRACE
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TYPICAL UNIT
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INTERNAL BEDROOM VIEW
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UPPER LEVEL BEDROOM & PRIVATE POOL
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INTERNAL LOUNGE & ENTERTAINMENT AREA
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10. ANNEXURE A: 
SITE DEVELOPMENT DIRECTIVES
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