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DRAFT – GUIDELINES, HAZARD SENSITIVE LAND USE 
PLANS 

 

Based on the Physical Planning Act, the Government of Seychelles has established land use plans that 

determine the use of Seychelles’ land area through different zoning categories. Land use plans are 

based on comprehensive research concerning the suitability of land for certain usage considering a 

range of factors, including its exposure to hazard. This procedure includes extensive cooperation 

between governmental authorities as well as public consultations to be able and evaluate public and 

private interests. Seychelles is severely exposed to various natural hazards, in particular to floods and 

landslides, as well as climate change induced dynamics. Here, in particular, sea level rise and the loss 

of coral reefs contribute to extensive coastal erosion. 

 

1.    OBJECTIVES AND GUIDING PRINCIPLES OF THE GUIDLINES 
 

The overarching goal of the guidelines is to ensure that the level of risk associated with natural hazards 

is not increased in as a result of inappropriate development within the Seychelles. In order to achieve 

this: 
 

1.1.  The guidelines serve as a roadmap to integrate hazard and climate risks in Seychelles land use 

plans. It formulates an overall vision for this undertaking and defines the key principles that need 

be considered. 
 

1.2. The guidelines determine the collaboration of public authorities as well as consultation 

procedures with private stakeholders and the general public to guarantee a transparent and just 

decision making for zoning classifications in land use plans and specification of restrictions due to 

identified hazard and risks. 
 

1.3.  The guidelines inform the general public on the priorities as well as intermediate and long-term 

strategy of the Government of Seychelles to inform land use plans by hazard and risk information 

to direct development to safe locations and enforce adaptation of development to reduce the 

overall risk. 
 

1.4.  The guidelines have two main guiding principles: 
 

- Any development or change in land use must not result in any increase in risk levels within 

the Seychelles: (i) either directly as a result of placing people infrastructure or assets in a 

location prone to a hazard or carrying out activities in those locations without providing 

adequate mitigation, or (ii) indirectly by changing the characteristics of the location whereby 

risks are increased elsewhere (i.e. by increasing rates or volumes of run-off to a downstream 

area). 

- All land will be zoned according to among other things, the level of hazard to which the land 

is exposed. It will be the developer’s responsibility to demonstrate beyond reasonable doubt 

that the proposed development within a given area will not increase risk and how this will be 

achieved. All development or land use change proposals in identified hazard prone areas (see 

4.4) must include a risk assessment and a drainage strategy. This will apply whether the 

proposal is government led or a private development and to all permanent buildings and 

structural changes. 

5



Seychelles – Hazard Sensitive Land Use Plans, Guidelines 07/2022  
 
 
 
 

 

2.    SCOPE OF THE GUIDELINES 
 

2.1.  The guidelines address the inclusion of hazard and risk in the regulatory planning scheme. It 

provides the groundwork for updating the relevant regulations (especially for land use plan 

regulations and building regulations). 
 

2.2.  The guidelines define criteria for the consideration of hazard and risk in decisions concerning 

classifications in land use plans. These criteria are binding for the addressed governmental 

authorities and are meant to be integrated in the respective regulations to be generally 

applicable. 
 

2.3. The guidelines inform the general public on standards and procedures related to the 

consideration of hazard and the impact on risk resulting from proposed or planned developments. 

 

3.    DEFINITIONS AND UNDERSTANDING 
 

The guidelines provide definitions for key terms. This does not supersede any existing definitions in 

legal documents and restricts the validity of the definitions to this document. The Government of 

Seychelles aims at establishing definitions of hazard and risk related key terms in regulations.1
 

 

3.1.  Land Use Plans: Land use plans are defined in Art. 22 Physical Planning Act (Act 55 of 2021) and 

indicate besides other aspects the classification of land use as well as land on which no 

development may be carried out. 
 

3.2.  Hazard: A dangerous phenomenon, substance, human activity or condition that may cause loss 

of life, injury or other health impacts, property damage, loss of livelihoods and services, social and 

economic disruption, or environmental damage. 
 

3.3.  Exposure: People, property, systems, or other elements present in hazard zones that are thereby 

subject to potential losses. 
 

3.4.  Vulnerability: The characteristics and circumstances of a community, system or asset that make 

it susceptible to the damaging effects of a hazard. 
 

3.5.  Risk: The combination of the probability of an event and its negative consequences. 

 
4.    HAZARD AND CLIMATE RISK INFORMATION AND DATA 

 

4.1.  Seychelles is exposed to various natural hazards and this is being exacerbated by climate change 

as well as by development e.g. soil sealing (covering the land surface with an impermeable layer 

such as paving or buildings), or destabilising slopes. The two main groups of natural hazards that 

the Government of Seychelles aims to develop sound information on are hydrological hazards 
 
 
 
 

 
1 The definitions of hazard, exposure, vulnerability and risk are taken from UNISDR (2009): Terminology on disaster risk 
reduction. United Nations Office for Disaster Risk Reduction, Geneva, Switzerland. 
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(coastal, fluvial, and pluvial flooding correlating also with coastal erosion) and geophysical 

hazards (landslides, slope movement, rock fall). 
 

4.2.  The Government of Seychelles pursues the creation of information on the extent of natural 

hazards and the assessment of dynamics that increase hazards. This includes first and foremost 

climate change induced deterioration (observed as well as projected) and changes induced by 

urban development itself. This tackles in particular the influence of soil sealing on water run-off 

and the drainage system. 
 

4.3.  Data on hazard and climate risk are currently spread across different authorities. The Government 

of Seychelles pursues the harmonization and standardisation of such data. Still hazard data can 

be created by any authority (typically through contracted consultants or international agencies) 

within its sectoral responsibilities. To support this aim, geoinformation needs to be organised in 

the respective format requested by the Centre of GIS and submitted to the Centre of GIS for data 

management and publication through the national WebGIS platform. 
 

4.4.  Data on hazard should be standardised using a threefold classification: high, moderate, and low. 

This classification should be used for flood hazards and for geophysical hazards in hazard maps. 

The classification should serve as a reference in land use and building regulations and entail 

specific restrictions or conditions for zoning and development permitting. 

- High-hazard areas: Such areas are not suited for any kind of development that allows the 

permanent residence of people due to the likelihood of destruction and loss of life. 

Development in such areas is limited to essential infrastructure (e.g. power stations, road 

infrastructure, fishery infrastructure, etc.) where there is clear evidence that there are no less 

hazardous alternatives available, and they can receive suitable protection measures that do 

not increase risk either directly through inclusion of the development, or indirectly through 

the increase in risk elsewhere. 

- Moderate-hazard areas:  Such areas are accessible for development but typically need 

individual adaptation or protection measures that must be proposed by the developer and 

shown beyond reasonable doubt through supporting evidence, to be effective in terms of no 

additional risk, and will be taken into account through the permitting process by the planning 

board. 

- Low-hazard areas: Such areas are accessible for development but might face difficulty due 

to climate change an increase of risk over time. Development applicants should include 

proposals to mitigate any future climate change implications on risk level providing the 

planning board sufficient information to decide whether individual adaptation measures are 

acceptable. 

In all cases, the developer must satisfy the basic principle that the development will not increase 

risk either directly, or indirectly (e.g. by increasing soil sealing and increasing run-off in an 

uncontrolled way). 

The detailed criteria for the above classification have to be developed and endorsed by the 

Disaster Risk Management Division. For flood hazards the event frequency (e.g. 30-year, 50-year, 

100-year return period) and the inundation level (e.g. 300 mm) that will entail restrictions need 

to be defined. 
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4.5.  Hazard maps with a threefold classification based on the probability (i.e. chance) of flooding above 

a certain depth (e.g. 300mm) should be displayed in land use plans as an overlay that can be 

exchanged as soon as new data is available. Hazard maps need to be suitable to be displayed in a 

scale of 1:1000 or bigger to guarantee that information for single plots of land can be retrieved. 
 

4.6.  All public authorities are obligated to share any available data and information on hazard and 

climate risk requested by the Seychelles Planning Authority to enable the appraisal of hazard 

exposure and vulnerability for single sites. 

 

5.    HAZARD AND RISK INFORMED DECISION MAKING 
 

5.1.  The Government of Seychelles emphasizes the necessity that decisions on zoning classifications 

in land use plans have to be informed by hazard and risk to contribute through land use planning 

to preventing any harm to people and damage to assets. 
 

5.2.  Any land area receiving a zoning classification in a land use plan that allows development, has to 

be suitable in terms of the hazard exposure. This suitability of land for development has to be 

assessed before a zoning classification is proposed by the Seychelles Planning Authority using the 

following criteria: 

- Infrastructure: Plots of land need to be already connected to public infrastructure or it has 

to be feasible to make accessible through private investments. Criteria are: road connection 

accessible for ambulances and the fire brigade, connection to electricity, drinking water 

supply and sewage system. 

- Hazard exposure:  Overall, the ground needs to be stable enough to carry and sustain 

buildings and structures to be suitable for any development. Plots of land with an existing 

significant exposure to natural hazards and where any development will result in an increase 

in risk, either directly or elsewhere, must not receive a zoning classification that allows 

development. 
 

5.3.  According to the Physical Planning Act (Art. 32) the Minister may at any time, on advice of the 

Planning Authority, in connection with national security, public safety or due to the occurrence 

of a natural disaster declare any land as no development zone. Criteria for and understanding or 

no development zones has to be specified in the respective regulations: 

-     Criteria for no development zones: No development zones based on the provision in the 

Physical Planning Act mentioning natural disasters should be based on designated high-hazard 

zones (see 4.4). 

- Display of no development zones: No development zones are an overlay on top of zoning 

classifications in land use plans. Such zones do not have any immanent impact on the 

underlying zoning classification and do not entail the obligation for re-classification. 

- New development:  No development zones prohibit any development other than those 

necessary in specific locations (e.g. water catchment, access roads, power infrastructure, etc.). 

- Existing development: Existing buildings and structures within no development zones are 

allowed   to be maintained. It is prohibited to extend residential buildings. In case of the 

destruction (fire, collapse, etc.) of a residential building, the reconstruction is prohibited as 

well. 
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- No compensation applicable: No development zones are determined due to excessive 

steepness or the likelihood for flooding (high hazard areas defined in hazard maps) are 

excluded from any compensation payments as stated in the Physical Planning Act under Art. 

53. 

-     Abolish no development zones: The Minister may at any time, on advice of the Seychelles 

Planning Authority, abolish no development zones if the following criteria are fulfilled: 

§ The affected area is no longer defined as a high-risk area due to the implementation of 

long-term protection measures. 

§ Detailed assessments improve the knowledge on the hazard process and allow an 

adjustment of the no development zone. 
 

5.4.  The Seychelles Planning Authority can propose to the Minister at any time a re-classification in 

land use plans due to existing hazard and climate risks; from recommendations of concerned, 

competent agencies such as DRMD, CAMS (DoE).  
 

5.5.  Development applications have to comply with the zoning category in land use plans. In high-risk 

areas that are not declared as no development zones yet and moderate-risk areas applicants have 

to provide a detailed risk assessment and mitigation plan. The outline on the scope and content 

of such risk assessments has to be published by Seychelles Planning Authority in a separate 

guideline. The appraisal of cumulative effects lies within the responsibility of Seychelles Planning 

Authority with support by Ministry of Agriculture, Climate Change and Environment (MACCE) and 

Disaster Risk Management Division (DRMD). 
 

5.6.  Land use plans do not enforce any kind of setback. Setbacks are determined in environmental 

law and are enforced through the permitting procedure for development. Setbacks have no 

implication on zoning classifications. 
 

5.7.  Development in moderate and low-hazard areas is subjected to conditional permitting enforcing 

a site-adapted development that (i) reduces the vulnerability and hazard exposure and (ii) does not 

contribute to the worsening of hazard and risk. Seychelles Planning Authority will oversee the 

development of comprehensive guidelines and integrate general aspects in the building 

regulations. The guidelines will clarify the legitimacy of excavations on hillsides and outlines 

principles for surface management (e.g. infiltration, on site retention). 
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1 - INTRODUCTION 
The Government of Seychelles (GoS) has developed – with the support of the World Bank – the 

Seychelles Coastal Management Plan (CMP) 2019-2024, which aims to help maintain and protect the 

coastal zone to reduce coastal risk, support healthy ecosystems and enable sustainable coastal 

economic development. A key component in coastal management and strengthening Seychelles’ 

hazard and climate resilience is an effective risk-sensitive land use and urban planning practice. As 

the main settlement area is located on the narrow coastal strip of the three main islands and partly on 

the lower slopes of the inland mountains, the existing building stock and technical infrastructure as 

well as potential development areas are extensively exposed to especially flooding (pluvial, fluvial and 

coastal) as well as landslides. Suitable building land is generally scarce, leading to a practice of land 

reclamation. At the moment, there is a lack of consistent information on hazard exposure and climate 

change induced increase of event frequencies and extents. Therefore, it is necessary to inform 

development decisions and building permissions by hazard and risk data and adapt the existing building 

stock and infrastructure to changing environmental conditions. 

The GoS implemented the World Bank (WB) financed “Seychelles First Fiscal Sustainability and Climate 

Resilience Development Policy Loan” in 2021. A Development Policy Operation (DPO), such as this, 

requires the Government to complete of transformative policy actions. For the ‘Pillar B: Strengthening 

Resilience’ this was, inter alia, the adoption and publication of the Physical Planning Bill that replaces 

the Town and Country Planning Act and provides the basis for binding land use plans. The Physical 

Planning Bill was adopted by National Assembly in November 2021 and assented by the President 

thereafter. 

As a next step, the project requires the revision of relevant subordinate regulations to put 

development/land use planning and permitting into concrete terms. Therefore, the document 

determines in the recent draft (still subject to change) a two-step approach for the consecutive 

Development Policy Operations (DPO): 
 

DPO 2, Trigger #3: To facilitate the implementation of the administrative framework of the Physical Planning Bill, 

the Borrower … has formulated and adopted guidelines for the preparation and implementation of land use plans, 

which set out the criteria for (1) the fundamental research for zoning decisions, (2) the suitability for building 

zones based on the exposure to climate and natural hazards, and (3) determining what hazard and climate risk 

information should be displayed in land use plans. 

DPO 3, Trigger #3: To improve resilience in spatial development, the Borrower … has updated and adopted Control 

of Development of Land Regulations, Development and Subdivision of Parcels Regulations, to align with the then 

Physical Planning Act which is aimed at incorporating graduated provisions concerning restrictions and 

conditionalities for any kind of development that is located in hazard prone areas, as well as addressing physical 

resilience. 
 

This guidance document should allow GoS – under the lead of Seychelles Planning Authority (SPA) – to 

draft a comprehensive guideline for the integration of hazard and climate risks in Seychelles’ land use 

planning scheme and to further inform the revision of relevant regulations. The document is meant to 

guide and support SPA in the already ongoing revision and drafting process of land use plan related 

regulations. 
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1.1 Method and Documentation 
The document builds on the collaborative effort for the Coastal Management Plan 2019 of GoS and the 

Urban, Resilience and Land team of the World Bank. During 2020/2021 the WB team – under the lead 

of consultant Arthur Schindelegger – conducted a general assessment of the status quo integration of 

hazard and climate risks in Seychelles’ planning system. The resulting report provides an assessment of 

the regulatory framework, policy documents and actual planning and permitting practice. Besides 

extensive desk research, small rounds of discussion were held virtually with SPA representatives. The 

results from this assessment are an essential basis for this document. 

The actual work on the document is based on a two-stage drafting approach: 
 

(i)          In a first step, a preliminary document providing the institutional setting and identifying 

essential components of guidelines for the integration of hazard and climate risks in 

Seychelles’ planning system is referring to the results of the above-mentioned assessment 

and based on WB team’s expertise. 

(ii)         In a second step, all essential aspects of the components of the guidelines are discussed 

with SPA officials during the field mission 25 – 29 July 2022 in Seychelles. The results of 

the discussions and site visits are documented accordingly and integrated in this report. 
 

1.2  Use of the Guidelines 

This document seeks to identify the essential components for guidelines that should help integrating 

hazard and risks in land use plans (and development plans) in the future. The document outlines 

possible entry points to achieve these overall objectives addressing different fields of action: 

regulatory improvements, technical aspects, sectoral cooperation, etc. 

The identified entry points are the basis for the discussion with SPA officials during the on-site mission 

end of July 2022. The document will be updated with the mission documentation (chapter 4) during 

and after the mission and provided to SPA for taking the recommended actions. 
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2 S T AT US  QUO – PLANNING FRAMEWORK 
This section briefly outlines the essential cornerstones of Seychelles’ development and land use 

planning framework to provide a sufficient reference for developing the actual guideline. This status 

quo section especially highlights the overall objectives and provisions that exist on the integration of 

hazard and climate risks through general legislative provisions and in strategic planning documents. 
 

2.1 Overal l  Context 
Seychelles is a small island state (about 455 km2 land surface) and face many development restrictions. 

Land is a scarce resource and on the main islands Mahé and Praslin as well as La Digue only the coastal 

strip is suited for settlement activities. But coastal areas are prone to flooding (storm surge, tropical 

cyclones, tsunamis) and climate change induced sea level rise (SLR). At the same time mountain slopes 

are prone to landslides and pluvial flooding (D. Chang Seng & R. Guillande, 2008). 
 

CONTEXT 

Geo-Physical §   Island state located in the western Indian Ocean; 115 islands; granite and coral 

islands; 1.500km from nearest state; three main islands: Mahé, Praslin, La Digue 

§   Land surface: 452 km2; ocean territory approx. 1.4 million km2
 

§   Tropic climate; precipitation 2,800-3,500mm annum 

Socio-Economic §   Population: approx. 100.000, 

§   HDI: 0,801; life expectancy: 73,3; GNI per capita ($): 25.077 (UNDP, 2018) 

§   Official languages: Creole, English, French 

Political- 

Administrative 

§   parliamentary democracy (National Assembly, 34 members) 

§   president is head of state and government; elected by popular vote for 5-year term 

§   Supreme Court (established 1903) – highest trial court 

§   Administration: sectoral ministries, vice president office, 26 districts 

Table 1: Context of the study area 
 

2.2  Legislat ive  Framework for (Risk-Sensitive) Land Use Planning 
Legislation  as  well  as  court  decisions  are  accessible  via  ‘Seychelles  Legal  Information  Institute’: 

https://seylii.org/greybook. 
 

Constitution of the Republic of Seychelles 
 

Laws of Seychelles, Chapter 42, Constitution of the Republic of Seychelles 
 

After achieving independence in 1976 from the British Crown a constitution was adopted. With the 

coup of France-Albert René a socialist system was introduced. In 1992 a referendum for a parliamentary 

democracy was held and in 1993 the first free elections took place. In summer 1993 the new constitution 

was adopted setting the general conditions for the sovereign democratic Republic of Seychelles. The 

constitution does not contain a provision concerning a state’s obligation to provide protection and 

integrity for people and property. This means, that there is no constitutional state obligation to 

provide protection from natural or climate induced hazards (to a certain event size). Anyhow, sectoral 

legislation tackles hazard and risk management and responsibilities are assigned to 

public authorities. 
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Town and Country Planning Act – The Physical Planning Act 
 

The Town and Country Planning Act (TCPA) was first adopted in 1972 and represented the essential 

legislation for state planning activities and planning administration for 50 years. It was finally replaced 

in 2022 by the Physical Planning Act (PPA). The PPA is now the central legislation that determines 

responsibilities in strategic development planning, land use planning and development permitting. It 

sets the administrative framework and introduces all basic planning principles. At the same time there 

exist numerous subordinate regulations – adopted by the Minister of Lands and Housing (MLH) 

– that hold all necessary regulatory details. The existing regulations are under revision at the moment 

to align with the PPA and several new ones have to be drafted. 
 

Legislation for environmental protection 
 

Environmental protection is due to the fragility of the island’s ecosystem and sensitive maritime 

environment subject to comprehensive legislation. The Coastal Management Plan provides a brief 

overview on legislation tackling coastal areas and environmental protection (World Bank & Ministry of 

Environment, Energy and Climate Change of Seychelles, 2019, 6). Main governmental actor in 

environmental protection is the Ministry of Agriculture, Climate Change and Environment (MACCE). 

The main legal act is the Environment Protection Act 2016 (EPA) that defines what is protected by law, 

the necessity of/criteria for permits, outlines environmental impact assessments and sets procedures 

and penalties. An environmental authorisation of a project or activity is necessary if it is included within 

the obligation for carrying out an EIA (Part IV). Especially industrial uses need environmental 

authorisation. The EPA does not specifically address climate change or disaster risk management but 

it contains relevant provisions since its revision in 2016: 

§ Coastal zone (Part III, 28): The minister can declare coastal zones for as (a) sensitive zones of 

high cultural, recreational and aesthetic value; (b) no development and climate-based zones; (c) 

zones dedicated to the preservation and rehabilitation/conservation of coastal biodiversity; (d) 

zones as reclaimed naturally or artificially. In such zones any kind of pollution is prohibited. 

§ Integrated Coastal Zone Management Plan (Part III, 29): Such a plan should contain an inventory 

of the present condition but also an assessment of the degradation and vulnerability. Based on 

the plan it is possible to regulate activities in the coastal zone. Thereby the coastal environment 

should be managed and protected. 

The EPA contains here competing competences concerning land use planning and responsibilities of 

SPA. A close coordination is essential here to adjust protection and preservation goals with land use 

planning and development decisions. For example, based on the EIA guidelines a 25 m setback is 

applied by environmental authorities in coastal zones that has no legal foundation in planning 

legislation so far. 

Other relevant environmental legislation would be: State Land and river Reserves Act 1903 – it 

provides a 10m setback on either side of a river but does not relate to coastal zones or beaches; Beach 

Control Act 1971 – helps to preserve natural amenities of the seashore and prevent any danger, 

obstruction, or annoyance to the users of the seashore or the sea; Land Reclamation Act – basis for 

permissions and provides the schedule for appropriate land reclamation. 

Environmental legislation – and declaring reserved areas on its basis – serves to a certain extent as a 

complementary system to land use planning activities that seek to identify and define areas for 
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specific developments and land uses (residential, commercial, industry, transport, logistics, sport and 

recreation etc.). National parks, conservation areas, etc. limit the scope of urban development on a 

long-term basis. This implies the necessity of a close cooperation of the SPA with officials from MACCE 

for an effective implementation of a risk sensitive land planning. 

In addition to the comprehensive legislative basis for land use planning, environmental protection and 

land reclamation, manifold policies with a focus on environmental protection exist (Sustainable 

Development Strategy 2012-20, Wetland Policy 2005, Blue Economy Roadmap 2017). 
 

Legislation for disaster risk management 
 

There exist several pieces of legislation concerning disaster risk management on the Seychelles. The 

most recent one is the Disaster Risk Management Act, 2014 (Act 7 of 2014). The act designates the 

Disaster Risk Management Division DRMD as the national body for disaster risk management (DRM) 

and the implementation of the integrated emergency management and coordination system. It also 

creates different committees (e.g. National Platform for Disaster Risk Reduction). In 2013 a National 

Disaster Relief Fund (Act 9 of 2012) was established. It aims to raise funds to be used to assist 

persons/business in case of emergencies such as floods, fires, tsunamis, landslides and other natural 

causes. 

In early 2020 the World Bank published in cooperation with DRMD the Seychelles National Integrated 

Emergency Management Plan (NIEMP). The plan aims for a comprehensive shared framework for a 

nationwide systematic approach for the effective coordination of disaster risk response and recovery 

(World Bank and Department of Risk and Disaster Management of Seychelles, 2019). 
 

2.3 Land Use Planning System 
Land use (or urban) planning on the Seychelles has two major dimensions: (1) development planning 

and land use planning on the islands as well as (2) marine spatial planning for the development of the 

whole territory. The nowadays planning system has been established in light of the declaration of 

independence. The planning administration for physical planning is assigned to Seychelles Planning 

Authority (SPA) which is in charge of running development planning/permitting by carrying out the 

public administration as executive branch of the government. 

Over the past few years there have been ongoing discussions on legislation superseding the TCPA (SPA, 

2014). The main intention here is the introduction of a two-fold planning system with legally binding 

land use plans (districts, zone, group of islands, national) and development plans. The Physical 

Planning Bill was developed over several years and finally adopted by the National Assembly in autumn 

2021 – now the Physical Planning Act. 
 

Important provisions and instruments concerning the integration of hazard risks in planning and 

permitting in the Seychelles context are at the moment: 
 

PHYSICAL PLANNING ACT 
 

§    LAND USE AND DEVELOPMENT PLAN (PART III): 

Mandatory land use plans have to be prepared for districts, zones and groups of islands. Land use 

plans shall indicate: 

-     use, state of development, protection status; 

-     classification of land use; 
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-     land on which no development may be carried out 

-     public easement rights towards sea, land or otherwise recorded in a register; 

-     other matters as may be prescribed. 
 

Development plans are subordinate mandatory plans to be drafted by SPA. Development plans 

indicate the manner in which land is to be developed and the stages in which any such development 

may be carried out. 

Following development plans (according to the provisions of the TCPA) and other relevant SPA 

publications exist at the moment: 

(i) At the moment there exist several development plans for delimited areas, example; Anse Royale 

Commercial Development Plan; Anse Royale Redevelopment Park; Financial District Concept Plan. 

(ii) SPA provides online the Seychelles Strategic Plan, Existing Conditions Report (SPA, 2014). 

(iii) Concerning overall strategic development plans, there exist the Seychelles Strategic Land Use 

Plan 2040 and the Victoria Masterplan 2040. 
 

Declaration of no development zones in cases of natural disasters (Art 32): The Minister can declare 

no development zones if that is necessary for national security, public safety or due to the 

occurrence of natural disasters. 
 

§ CONTROL OF DEVELOPMENT OF LAND (Part IV): This section regulates permissions required for 

certain developments (building, engineering, mining, other operations in/on/over/under any 

land). The permission may be granted either unconditionally or subject to conditions or 

limitations as by be specified in such order. 

Development of land adjacent to sea is in general restricted to especially avoid any damage or 

threat to the sea shore or beach and to safeguard public beach access (Art 47). 

 

GUIDELINES 
 

The SPA prepares development and construction guidelines and publishes them on its webpage. Such 

guidelines are legally not binding but are applied in assessing development applications. The SPA gives 

online an informal overview of the permitting process of new developments 

(http://www.spa.gov.sc/planning-system/strategic-development-planning). 

 

DRAFT LAND USE PLANS 
 

The Physical Planning Act introduced the obligation to enact land use plans, that are so far existing only 

as draft versions (07/2022). These draft plans lack so far a detailed, supportive regulation concerning 

the layout and content of such plans (zoning categories, display of relevant information such as 

preserved areas, etc.) and are formally not enforced but according to SPA already considered in day-

to-day development application assessments to a certain extent. 
 

Draft land use plans exist for the main islands: Mahé (2012), Praslin (July 2017), La Digue (July 2017); 

outer islands: Alphonse Group (2018), Desroches (2016), Farquhar Group (2017), Poivre Island (2018). 
 

All of the draft land use plans use the same zoning categorization and can be retrieved online via the 

official GoS WebGIS application (webgis.gov.sc). Several draft land use plans are online as PDFs via the 

homepage of SPA. There exists a committee that discusses at the moment the necessary content of 

land use plans besides the zoning categories. This also includes the display of hazard and risk 

information that is generally intended but there does not exist a consistent approach yet. 
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Overall, the Seychelles have a centralized planning system with the Minister of Lands and Housing as 

executing legislative authority on planning/building regulations. The PPA defines a rather narrow 

understanding of urban/spatial planning focusing on the land territory only and setting the 

administrative framework for development permissions. Subordinate regulations comprise all 

essential regulations for SPA to be able to conduct its duties. 
 

2.4 Governance arrangements and stakeholder mapping 
Overall GoS has established numerous boards and committees to formally establish the cooperation of 

different public authorities. Boards are formally established by the Physical Planning Act: 

-     Planning Authority (Part II-I, PPA): Administer and enforce the provisions of the PPA. 

- Board of Authority (Part II-II, PPA): Board to manage the affairs of the Planning Authority. It 

consists of 9 representatives from different ministries, four persons that are experts in the 

field for planning and the CEO of SPA. 

There exist additional committees to coordinate the collaboration of public authorities: 
 

- Technical Sub-Committee and Utilities Committee: The technical Sub-committee and 

Utilities Committee consider major development applications and utility services 

development applications respectively, and considers applications for major projects, during 

the second to third week after submission date. Representatives from: Department of 

Environment, Department of Land Transport, Public Health Authority, DRDM, Survey 

Department and chaired by SPA. 

- Minor Works Committee: The Minor Works Committee on the other hand, considers minor 

residential developments within seven days or less after submission date. 

These boards/committees aim in the first place to discuss all applications in light of sectoral 

perspectives and needs and ensure a comprehensive perspective. Especially in collaboration with the 

MACCE setbacks to waterbodies or no-development zones due to conservation/preservation 

obligations are discussed and taken into account in planning decisions and permitting. But overall, 

there does not exist a general board or committee that seeks to ensure and strengthen the 

coordination among relevant stakeholders in hazard and risk management. In general, DRMD would 

be the logical agency to establish and lead such a coordinative platform with SPA as an essential 

partner. With the inauguration of the new government in autumn 2020 and the following reforms 

several boards and committees have been dissolved as the coordination proved to be inefficient for 

several areas due to excessive appointments of government officials in such boards and committees. 
 

Mapping Stakeholders – Complementary Sectors 
 

Besides public authorities responsible for planning and building regulations, different stakeholders of 

complementary policy sectors contribute to a non-risk/risk sensitive development. There exist different 

informal committees and expert groups on ministerial level for exchange and to organize cooperation. 

Overall, DRM and DRR is conducted by different sections/divisions/authorities in the Ministry of Land 

and Housing (MLH) and the Ministry of Agriculture, Climate Change and Environment (MACCE). 
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POLICY SECTOR RESPONSIBILITIES AND RELEVANCE 

Water management Ministry of Agriculture, Climate Change and Environment: 

-  Section of Coastal Protection and Management: takes care of hard and soft 
engineering solutions for beach protection and protection of coastal development; 

-       Section for Coastal Erosion and Control: monitoring and development of measures; 
-       Section for Climate Science and Data Management provides GIS related support for 

the MACCE; manages existing data and produces new data sets; 
-  Section for Wetland Management takes care of protection, management and 

maintenance of wetlands 
-       Project Coordination Unit (PCU): Energy Division, Climate Change Division Water 

management is a shared responsibility of different governmental bodies. Flood 

management is not explicitly mentioned. There does not exist a consistent flood mapping 
based on general regulation. There is also no consistent event documentation and assessment 
of damages so far. 

Fisheries Ministry of Fisheries (MOFA): is not embedded in the DRM/DRR framework 

Forestry Forest management is tackled by different authorities (MACCE, MOFA, National Parks 
Authority); forest management is not embedded in the DRM/DRR framework at the moment. 
As stated in “Forestry Reserve Act”. 

Environmental 
protection 

Ministry of Agriculture, Climate change and Environment: Environment Impact Assessment 
Sections, Biodiversity Conservation Section; a 25m setback is at the moment enforced through 
the EIA guidelines. 

Environment Department: Waste, Enforcement and Permit Division, Biodiversity and 
Conservation Management Divisions. 

Seychelles National Parks Authority: management of protected areas. 

Transportation & 
infrastructure 

Ministry of Lands and Housing: infrastructure project planning and implementation; a 
Centralized Seychelles Infrastructure Agency will be established according to the Cabinet 
Decision of 14th July 2021. Additionally, in 2020 the Ministry of Transport was established. 

Recreation & tourism Ministry of Foreign Affairs and Tourism: Risk Management Section; deals also with disaster 
risk; provides a set of manuals and support for businesses (Link); in cooperation with GCCA+ a 
guide for hotels and guesthouses to prepare for climate change in the Tourism Sector was 
prepared recently (MTCAPM, 2019) 

Construction & 
building 

Ministry of Lands and Housing: planning, management, permitting and monitoring 
responsibilities together with the Seychelles Planning Authority as executive agency. 

Table 2: Complementary sectors for land use planning 
 

Discussions with government officials and within the World Bank team clearly revealed, that the 

Department of Risk and Disaster Management (DRDM) would have the overall responsibility to oversee 

the coordination of different sectoral policies/domains relevant for DRM/DRR but can accomplish this 

task due to manifold reasons only to a certain extent. The coordination and collaboration between 

governmental agencies are partly covered by existing boards or depend on ad hoc collaboration of 

stakeholders. A rather general classification of essential governmental bodies for DRM/DRR could be 

made by their importance: 

-     Core Actors: President of Seychelles, Minister of MACCE, Minister of MLH, Head of DRMD 

- Primary Stakeholders: according divisions/sections/departments of MACCE and MLH; 

Seychelles Planning Authority. 

-     Secondary Stakeholders: Ministry of Fisheries, Ministry of Transport, Ministry of Foreign 

Affairs and Tourism, National Parks Authority. 
 
 
 
 
 
 
 

 
17



Seychelles – Hazard Sensitive Land Use Plans, Guidelines 07/2022  
 

 
 

2.5 Hazard and Risk Information 
 

2.5.1   Hazard profile 

Due to the cooperation of Seychelles government with international development agencies and 

development banks a variety of studies, assessments and online information on natural hazard 

exposure and climate risks exist for Seychelles. 

A general overview can be retrieved from the GFDRR homepage. The landing page provides basic 

information on recent and past projects and grants (https://www.gfdrr.org/en/seychelles). The 

ThinkHazard! platform contains specific information on Seychelles exposure to different hazards on a 

large scale (https://thinkhazard.org/en/report/220-seychelles). 

A report in a mainly UNDP financed project dating back to 2008 provides a comprehensive disaster risk 

profile of Seychelles (D. Chang Seng & R. Guillande, 2008). This report looks in particular into tsunami 

waves, storm surge, rainfall, floods, landslides as well as forest fires and provides a comprehensive 

assessment of Seychelles hazard exposure and recent dynamics. 

In cooperation with the European Union, the United Nations and the World Bank, the Government of 

Seychelles carried out a detailed damage, loss and needs assessment of the floods that occurred in 

January 2013 (Government of Seychelles, 2013). The assessment especially identifies economic 

damages and losses due to the flood event. 

Another brief World Bank report with a risk profile of the Seychelles was prepared and published in 

2016. It estimates in its risk summary direct losses from all perils and gives an overview on the exposure 

towards floods, cyclones and earthquakes (World Bank, 2016). 

The most recent assessment and presentation of existing coastal risk and management practice is 

compiled in the Coastal Management Plan 2019-2024 (World Bank & Ministry of Environment, Energy 

and Climate Change of Seychelles, 2019, 9ff). It gives an overview of coastal processes (flooding, tidal 

variations, extreme sea levels, erosion, etc.) that change and shape the coastal line and sets priorities 

for action in coastal management (ebd., 29f). 

The Seychelles have limited available comprehensive data framework for hazard mapping, risk analysis 

and monitoring changes in hazard probabilities/extents due to urban development and/or climate 

change within its public institutions. Overall, strategic land use planning and development permitting 

on Seychelles has to take following natural hazards into account: 

§    Primary: coastal flooding, pluvial-fluvial flooding, coastal erosion, landslides; 

§    Secondary: storms, earthquakes, forest fires. 

Within the general analysis on exposure and probabilities of natural hazard events some general hazard 

maps with a rather informative function were drafted. The risk profile report in 2008 gives such a basic 

overview for different processes. (D. Chang Seng & R. Guillande, 2008). 
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CATEGORY HAZARD PROCESS RELEVANCE FREQUENCY 
 

 
Geophysical 

 

earthquake 
 

low 
 

rare 

tsunami middle rare 

landslide high common 

 

 
Climatological 

extreme temperature low rare 

drought low rare 

wildfire low rare 

 

 
Hydrological 

pluvial/urban flood high common 

coastal flood high common 

mass movement (wet) high common 

 
Meteorological 

tropical/extratropical cyclone low rare 

local storm middle common 

Table 3: Overview of relevant natural hazard processes in Seychelles 
 

More than 90 percent of the population and all economic activities are located in the narrow coastal 

plateau of Mahé Island. This makes the Seychelles extremely sensitive to hydrometeorological events 

and climate change associated effects in this area. 

 

2.5.2   Hazard and Risk Information 

There exist various data sets on hazard related issues. Different sections and divisions produced specific 

data sets according to their responsibilities in the past. Overall, there is at the moment no public 

authority that coordinates all relevant digital hazard and risk information. This leads to situation where 

the access to relevant information is not always guaranteed – neither to personnel nor to the general 

public or developers. The Seychelles Spatial Data Sharing Policy adopted in 2019 should help to 

improve data availability and accessibility. 

§ Flood Map – World Bank: With assistance from the World Bank a flood inundation map was 

drafted in 2018. The simulation covers the three main populated islands Mahé, Praslin and La 

Digue concerning river and surface water floods (fluvial and pluvial) for 4 design storms (5, 10, 

50 and 100 years). The flood maps display the scope of every event and the inundation depth for 

the different scenarios. This flood map was complemented in 2019 with a coastal flood map for 

4 design events (1, 10, 25 and 100 years). All maps, together with a background report 

concerning the uncertainties within and limitations of the flood maps, were provided to GoS and 

are according to statements from SPA officials used in the day-to-day practice but not in a 

standardized manner. The maps are not publicly accessible and haven’t been validated in a 

consistent manner so far. 

§    Data on beach monitoring: According to SPA and MACCE officials there is data available from 

beach line monitoring conducted over several years. At the moment there is no beach 

monitoring carried out but there is a good coverage with aerial photographs that allow a 

secondary analysis. Additionally, international researchers (such as Virginie Duvat-Magnan, 

Rochelle University) cover this aspect in independent studies. 
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§ Preliminary hazard and risk maps: Based on the assessments and analysis made in different 

studies (e.g. D. Chang Seng & R. Guillande, 2008) and drafted for the SSLUDP, there exists an 

overall flood exposure map as well as a landslide susceptibility map for the three main islands. 

§ Data Accessibility: Data sets determined for publication via the web-GIS 

(https://www.webgis.gov.sc/introduction.phtml) platform are managed by the Centre for GIS/MLH. 

The cabinet has passed a new data management and accessibility policy in autumn 2019 that 

should help to improve the overall accessibility and quality of geodata. Different authorities 

produce data sets themselves (e.g. Climate Science and Data Management/MACCE) which leads 

to a fragmented situation when it comes to data availability and accessibility. 

Hazard information is at the moment not centrally organized, managed and updated. Accessibility is 

often only possible if single people are aware that datasets exist and know whom to call/ask for specific 

data. 

 

2.5.3   Drivers of Disaster Risk and Sectoral Ties 

Drivers of disaster risk can be roughly divided into two categories: factors that influence hazard 

emergence and factors that influence the exposure and damage potential (vulnerability). 

Factors influencing hazard emergence: There are several natural hazards relevant for the Seychelles 

of which some experience recently no substantial changes e.g. in connection with climate change 

impacts such as earthquakes, tsunamis, landslides, extreme temperatures, drought, wildfire, tropical 

cyclones and local storms while others are sensitive to climate signals. 

Concerning relevant climate signals for the Seychelles, monitoring and modelling identifies relevant 

dynamics, that impact hazard extents and frequencies. The temperature trends show at the moment 

a warming between + 0.33 to + 0.82°C and an expected increase until 2100 reaching from +1.8 to 

+ 2.9°C. Rainfall patterns are likely to shift with more seasonal rainfall in Dec-Feb and less during the 

southeast monsoon. Even if the temperature does not trigger any significant changes to the hazards 

listed the warming of the sea can contribute to coral bleaching. The coral banks are providing besides 

their value for biodiversity a natural protection against storm surges. 

A climate change related challenge is sea level rise (SLR). The worst-case scenario expects + 0.6 m for 

the years 2050-2100 which would drastically change coastal ecosystems and beach dynamics. The low- 

lying coral sand islands are likely to be heavily affected. Overall, storm surges and coastal flooding 

dynamics are becoming an increasing problem (D. Chang Seng & R. Guillande, 2008). 

Factors influencing exposure and damage potential: Especially on the three main islands hazard 

exposure and damage potential has increased due to additional development for tourist 

accommodation, commerce and residential purposes. Suitable building land is widely limited to the 

coastal strip consequently nearly all infrastructure and development are located there while the 

hillslopes show instability and are prone to landslides once the forest cover is lost. Low lying areas are 

at the same time widely prone to coastal and pluvial flooding. So far, a predominantly non-risk sensitive 

development contributes to an increasing hazard exposure and damage potential. 
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2.6 Review Policies and Instruments 
This chapter seeks to evaluate the contribution of the legislative framework, single (planning) 

instruments and overall planning policies to the overall goal of a safe living environment by taking 

natural hazards and climate risks induced threats and dynamics into account. The assessment focuses 

on regulatory instruments (land use plans, building regulations, etc.) but also investigates whether 

economic, financial and behavioural instruments exist and are applied. 

 

2.6.1   Policies and Strategies 

The different governmental departments and agencies have prepared numerous policies and strategic 

programs. Some are developed currently others have been adopted by the Cabinet or the National 

Assembly. This chapter highlights the most relevant ones for integrating natural hazard and climate 

risks in land use planning. 

 

Costal Management Plan 
 

The Costal Management Plan (CMP) is a policy document drafted by the Department of Energy and 

Climate Change (DECC) under the then Ministry of Environment, Energy and Climate Change – now 

Ministry of Agriculture, Climate Change and Environment – with support of the World Bank and was 

published in 2019 (World Bank and Ministry of Environment, Energy and Climate Change of Seychelles, 

2019). The CMP’s main objective is to help maintain and protect the coastal zone to reduce coastal 

risk, support healthy ecosystems, and enable sustainable coastal economic development. It 

specifically tackles risk-based land planning as one field of action and sets priorities by defining Coastal 

Zone Management Units (CZMU). 

Besides (1) monitoring and research, (2) coastal infrastructure, (3) capacity building and (4) awareness 

raising the CMP addresses (5) the need for risk-based land planning. It outlines the current 

management situation and potentials: 

§    Current practice: preplanning advice from the SPA; developments have to align with the SSLUDP 

+ evaluation by Climate Adaptation Management Section (CAMS) in MACCE; informal application 

of the coastal setback (15 to 25m) from the high-water mark; qualitative evaluation of historic 

flooding events based on local knowledge. 

This current practice is described as “proxy control” of flood and erosion risk. Especially coastal 

setbacks are applied as a proxy for coastal flood risk and erosion prevention. 

§ Proposed actions: define and implement a coastal setback policy; develop flood hazard maps for 

coastal and pluvial-fluvial flooding; integration of flood hazard maps in the SSLUDP; training for 

risk-based land use planning at the SPA; cross-sectoral collaboration and training. 

 

Strategic Land Use and Development Plan 2040 
 

The SSLUDP is a general strategic and comprehensive concept setting out the long-term spatial 

planning framework of the country up to 2040. The document is legally not binding but serves as the 

major guideline for governmental institutions/administration. The SSLUDP identifies several policy 

fields of action touching risk-sensitive land planning. (SPA, 2015a) 

The main connection to DRM though appears in chapter 9 ‘Responding to climate change and 

improving resilience’. Relevant policy goals are: 
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§ Mitigate and adapt to climate change and disaster risk reduction (CC1): outlines the overall goal 

to reduce C02 emissions and invest in renewable energy; improve energy efficiency; SPA has to 

address CCA and CCM in development applications. 

§ Reduce landslide hazards (CC2): limited information currently; robust guidelines on type and 

location of new development including mitigation measures are likely to be required in areas 

susceptible to landslides; developers will need to demonstrate sufficient risk mitigation. 

§ Reduce and manage flood risk (CC3): development applications will be expected to demonstrate 

that they will not result in an increase in flood risk; development applications in flood risk areas 

are expected to provide a flood risk assessment; flood risk assessments should take account of 

the likely impacts of flooding. 

§ Improve storm water drainage (CC4): development will be expected to comply with guidance set 

out in the storm water drainage design guidelines. 

§ Protect critical infrastructure from natural hazards (CC5): there does not exist a record of critical 

national infrastructure so far. 

The SSLUDP 2040 shifts the responsibility for hazard management strongly to the developers that 

have to prove that appropriate mitigation/adaptation measures are considered. It is not clear from 

the document how SPA identifies at the moment no-development zones and communicates that up 

front. This favors a case-by-case decision making impeding the consideration of cumulative effects. 

The comprehensive objectives for natural hazard management in the SSLUDP are at the moment not 

linked with any actual initiatives or programs that seek to advance the overall implementation and 

day-to-day practice. According to the SPA slope stability reports or flood risk assessments are 

predominantly prepared if the SPA denies approval for certain developments and legal disputes are 

likely. 
 

Victoria Masterplan 2040 
 

The Victoria Masterplan is a comprehensive development framework for the next 25 years adopted 

in 2015. It can be accessed via the SPA webpage (www.spa.gov.sc). The masterplan was set up in a 

participatory manner for the Victoria urban area, provides an overall framework as well as a detailed 

development guideline. Thereby, it addresses all kind of development issues. Concerning risk sensitive 

land planning the masterplan contains several references. The masterplan itself is a legally non-binding 

instrument but development applications have to be in line with the plan (SPA, 2015b). 

The masterplan states under ‘Resilience’ that “…strategic development should be located where 

measures can be implemented to adapt to and mitigate current and forecast effects of climate 

change, including protection form impacts such as flooding, landslides, coastal erosion and storms” 

(Chapter 3, 56). The overall aim here is creating a resilient city (Policy DG4) including following key 

elements: assessment of procedures; mapping and identification of critical infrastructure and risk; 

protection/mitigation; relocation; adaptation by new technologies; modelling and testing. 

In line with the resilience objective there are no comprehensive GoS led implementation activities at 

the moment. The World Bank prepares within the technical assistance in 2021 an assessment of the 

drainage situation in the Victoria area to be able and prioritize necessary action for improvements. 
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Setback policy 
 

During the development of the Coastal Management Plan the already ongoing discussion on a national 

coastal setback policy was taken up (5th draft of the setback policy provided to the World Bank team, 

May 2020). A general 25 m coastal setback was first included in the EIA guidelines and is enforced on 

an informal basis ever since. The need for a general coastal setback for development control, beach 

protection, etc. was acknowledged in the CMP and the discussion is coordinated by MACCE/CAMS in 

collaboration with other GoS agencies and departments. The recent draft determines a horizontal 

25 m coastal setback from the high water and a 10 m setback if there is a sufficient protection 

structure or natural rock cliff. The vertical setback is defined by 3 m above the mean sea level. Overall 

objectives are: 

(i)          ensure the establishment of an effective buffer zone between the ocean and coastal 

infrastructure, 

(ii)         provide guidance for coastal communities and development to adapt to the effects of 

climate change, 

(iii)        maintain coastal integrity to protect coastal ecosystems, 

(iv)        build the resilience of the coast and its population, 

(v)         reduce vulnerability of coastal corridors to coastal hazards, 

(vi)        reduce coastal risks. 

The setback policy should also apply for reclaimed land. At the moment the draft policy document is 

under review and should enter public consultation after internal coordination and clearance among 

governmental bodies. It is not clear yet, if the existing concerns can be resolved sometime soon and 

the policy adopted after an official consultation process. This becomes especially evident by the fact, 

that the debate on the coastal setback policy already lasts for several years. 

The draft document of the Development and Subdivision of Parcel Regulations integrates the coastal 

setback (25m from the high-water mark). Details for implementing the general rule and intended 

exceptions have to be still clarified. 

Most importantly policy implications and implementation have not been comprehensively elaborated 

so far. Anyhow, the coastal setback policy is at the moment the main cross-sectoral policy discussed in 

DRM/DRR among governmental authorities. 
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3  G UI DE L I N E  – INTEGRATION OF HAZARD 
AND CLIMATE RISKS IN LAND USE PLANS 

 
The following elaboration on the integration of hazard and climate risks in land use plans seeks on the 

one hand to help specify overall planning principles and on the other hand to identify entry points for 

regulatory enhancements. The chapter is a basis for a collaborative discussion of GoS and World Bank 

representatives and demonstrates in the first-place different options for action but does not contain 

an extensive option appraisal. 
 

3.1  Overal l  objectives and implications of Land Use Plans 
Land use plans are in many national planning schemes around the world the essential planning 

documents on local level that steer development and the actual use of land. In Seychelles, land use 

plans are according to the Physical Planning Act the essential binding planning documents that have 

to be enacted until 2031. This section briefly outlines the overall context for land use plans concerning 

their objectives and legal implications. 

 

CONTEXT 
 

The provision of the Physical Planning Act (PPA) defines concerning land use plans the following overall 

functions (Art 22): 

(2) A land use plan … shall indicate: 

a)    the use, state of development and protection status of land in the district, zone, island or group of 

islands; 

b)    the classification of land use in the district, zone, island or group of islands in accordance with the 

classification of land use as may be prescribed; 

c)    such land as may be prescribed on which no development may be carried out; 

d)    the public easement rights towards sea, land or otherwise which shall reflect on the relevant register kept 

by the Registrar General relating to the respective lands; and 

e)    Such other matters as may be prescribed. 
 

This overall provision outlines the essential components and implications of Seychelles’ land use plans: 
 

§ CONTENT OR LAND USE PLANS: Land use plans should indicate (i) the use (through classification 

of land use), (ii) the state of development (developed vs. undeveloped), (iii) the protection status 

as well as (iv) public easement rights. 

- ad i) Land use classifications are not yet defined through an adopted regulation but draft land 

use plans are based on a consistent scheme. This clearly outlines which actual use is basically 

permitted, conditional or not permitted in certain categories. 

- ad ii) Development means according to the PPA (Art 33): “(i) the carrying out of any building, 

engineering, mining or other operations in, on, under or over any land; or (ii) the making of any 

material change in the use of any building or other land;” the understanding of development 

includes subdivision of land, reclamation works, backfilling, staking or earth cutting of any land, 

re-roofing of any building, construction or modification of roads and pathways or bridges, the 

demolition of any building, the construction of retaining walls and boundary walls and the 
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construction of sea walls or groynes, harbour or jetties and carrying out of rock armouring 

works. 

The PPA determines a comparatively comprehensive understanding of development. A simple 

distinction between developed vs. undeveloped is therefore not possible and can – due to its 

obviously very dynamic nature – not be simply integrated in the cartographic display of any 

land use plan with a long term (10 years) timescale. 

- ad iii) The display of the protection status concerning land is not defined by the PPA in detail 

and has to be determined through the subordinate regulations. Like the development status it 

cannot be a normative and binding content of the land use plan by itself but rather represent 

a snapshot of protected areas according to environmental and water laws. 

- ad iv) The display of public easement rights faces similar problems like protected areas as they 

vary independently of land use plans. Therefore, only a snapshot of existing easements rights 

(e.g. public access to beaches) seems feasible. 

§ LEGAL EFFECT OF LAND USE PLANS: The essential legal binding component of land use plans are 

the single zones determined for the whole land area of Seychelles. All development– apart from 

certain exceptions – as well as the following actual use need to be in line. This means that land use 

plans are in the first-place binding for any development activities but not relevant for forms of 

cultivation that do not need a permission by SPA. 

 

Figure 1: Draft land use plan for Alphonse Island Group (SPA, 2018) 
 

The draft land use plan of Alphonse Island shows the essential component of land use plans according 

to PPA: a land use classification for every plot of land that allows/prohibits certain development and 

usage. 
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OBJECTIVE 
 

While the legal effect of land use plans is clearly determined in the PPA, the contribution of land use 

plans to overall societal goals is not yet made clear. Typically, land use planning is not only providing 

development titles but seeks to ensure a balanced and beneficial overall development. The following 

measure can be discussed to especially clearly integrate hazard and climate risks into land use planning 

practice: 

§  Define t h e  overall goals and principles that should guide the determination of zoning 

classifications: 

- General goals: contribute to societal prosperity and public welfare; aim for a resource efficient 

and sustainable overall development; avoid land use conflicts between different land uses (e.g. 

emissions); preservation of natural resources; equivalent living conditions. 

- Goals for disaster risk management: land use plans should help to prevent any harm and 

damage to people and their property; take hazard and risk information into account in land 

use planning (establish that as a general principle). 

§ The PPA explicitly authorizes the Minister (MLH) to declare no-development zones especially due 

to natural disasters. Concerning such zones detailed regulations are necessary that should be based 

on the following principles: 

- Clear statement,  that  identified  high  risk  areas  (esp.  coastal, pluvial,  fluvial  flooding, 

landslides, rock fall) are not suitable for any kind of development – with the exception of 

development that is site-dependent – and will be declared as no-development zones. 

- And important  question  on  no-development  zones  is  the  legal  implication  on  new 

development (basically prohibited) on the one hand and existing development on the other 

hand. It is essential to clarify, if no-development zones imply the right to maintain the 

development status quo, allows still enlargements or on the contrary urges for managed 

retreat (in the long term). 

- No-development zones  can  be  either  (i)  introduced  as  an  additional  “zoning  category” 

complementing the existing classification or (ii) introduced as an overlay category to the 

initially determined zones. 

§ Overall, it would be essential to discuss and determine in general the function and use of hazard 

and risk information in land use planning and process existing hazard and risk information (besides 

generating additional information) in a consistent manner to serve for decision making in land use 

planning. This addresses the overall mainstreaming process of disaster risk management into 

planning in general. 

 

INTERVENTION 
 

The above outlined overall entry points and objectives would require according policy interactions. 

Possible suitable actions would be: 

§ The definition of overall goals and principles to guide land use planning in general can be 

integrated in the land use plans regulations that is currently drafted. This would deliver a sufficient 

and transparent framework for zoning decisions. 
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§ The nature and prerequisites for determining no-development zones can be also integrated into 

the land use plans regulations to as well provide consistent and transparent criteria and a clear 

connection to hazard and risk information. Analysis from other stakeholders of the identified zones 

allows PA to further integrate and provide clearer information of why such identification 

§ The topic of mainstreaming hazard and climate risks into planning needs to be generally discussed 

among relevant stakeholders. This should and will be a continuous coordinating process with a 

governance setup still to be developed. 

 

RESPONSIBILITY and TIMELINE 
 

Once certain overall objectives and interventions are clarified responsible stakeholders and binding 

timelines are to be determined. The following enumeration highlights possible entry points and an 

according schedule: 

§    Definition of overall goals and principles: 

- Lead by SPA’s policy and land use planning officers; draft provisions to be integrated in the 

land use plans regulations. Extensive coordination in particular with representatives of MLH, 

MACCEE and DRMD in course of the drafting process. 

This process should also clarify the role of planning and development objectives and goals in 

the SSLUDP and Victoria Masterplan – which are non-binding so far. 

Timeline: by 12/2022 
 

§    Elaborating understanding and effect of “no-development zones” 

- Lead by SPA’s CEO and support by the team; coordination with the secretariat of the Minister 

and the responsible Principal Secretary on the draft provisions concerning the “no- 

development zones” 

Timeline: by 12/2022 
 

§    Mainstreaming hazard and climate risks into planning (and other sectoral policies) 

- The overall responsibility here lies with DRMD, that should – if possible – take over the leading 

and coordinating role in such a process. For SPA it would beneficial to have a clear and 

consistent statement on the long-term integration of hazard and climate risks in 

comprehensive strategic, land use and development planning coming out of such a process. 

Timeline: start as soon as possible 
 

3.2 Research for Zoning Decisions 
The draft determination of different zones for plots of land in land use plans has to be conducted by 

SPA. The PPA contains specific provisions for approving and publishing land use plans – in fact it is a 

duty of the responsible minister to adopt land use plans. At the same time, the determination of zones 

will be set out in the Land Use Regulations. Amongst others, hazard and climate risks are important 

aspects that need to be considered in this process. 

 

CONTEXT 
 

According to the PPA the preparation of land use plans is a duty of SPA (Art 22). Neither the PPA nor 

the draft Land Use Plans Regulations hold any provisions on the research and decision process 

required from SPA to determine the zoning classification so far. 
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Zoning is typically based on considering the existing – compliant – use but also the development 

intentions that have to be guided and informed by overall planning goals and principles (public 

interest) as well as strategic development documents (SSLUDP, Victoria Masterplan). The research for 

zoning decisions has to assess existing interests (private vs. public) and elaborate investigate if plots of 

land are actually suitable for certain land uses (set of criteria). 

 

OBJECTIVE 
 

In line with the planning goals and principles, that should be established on legal basis, it would be 

important to determine the process of the basic research for zoning decisions and list aspects that have 

to be examined on a mandatory and/or optional basis. 

§ Administrative procedure: Zoning decisions have wide ranging implications not only for property 

owners but also might conflict with other sectoral policies and interests managed by public 

authorities. Therefore, research for zoning decisions needs to rely on a consistent administrative 

procedure that (i) outlines what aspects have to be looked into and (ii) states who needs to be 

consulted for single aspects. Hazard and climate risks should be an essential aspect integrated in 

this administrative procedure. The lead for managing the process lies in line with the PPA with SPA. 

§ Public consultation: The existing draft land use plans were subject to public consultations. This has 

at the moment no legal basis but is important to be integrated besides consultations with public 

authorities. 

§ List of aspects to be researched: Any research for zoning decisions should follow a consistent list 

of aspects with counterparts that can help provide appropriate information, if not available within 

SPA. 

 

INTERVENTION 
 

The definition of aspects and a procedure to conduct research for zoning decisions is a major 

amendment to the existing land use planning framework that will help ensure a transparent and 

consistent land use plan drafting process. 

§ Both – the aspects to research as well as the consultation and participation process – can be 

integrated in the Land Use Plans Regulations in an adequate manner to clarify the administrative 

process. 

§ The aspects that should be checked are manifold and would need to be developed and discussed 

by SPA together with other public authorities. As this document focusses on aspects related to 

natural hazard and climate risks only, relevant aspects in this perspective are highlighted in the 

following list. 

For every plot that should be zoned other than Environmental zone (J10) or for Agriculture & 

Fisheries (A10-A70) the following aspects should be researched and documented: 

- Flood hazards: Check for recent information that elaborates on flood frequency/likelihood, 
flood extent, water depth, wave intensity, current velocity. Document findings or if there is no sufficient 
information available but the respective plot is located within a presumed flood zone.
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Floods comprise pluvial floods, coastal floods and fluvial floods which are all releva 

Seychelles’ context. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2: Extract of a coastal flood assessment conducted for GoS by the World Bank in 2019 
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- Geogenic hazards: Check for recent information on landslide susceptibility. Document findings 

or if there is no sufficient information available but the respective plot is located in an area 

where landslides are likely. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 3: Land slide susceptibility map for Mahé (SSLUDP, 2015) 

 

- Meteorological hazards:  Check  for  local  conditions  for  any  meteorological  that  are  not 

covered under flood and geogenic hazards. This would include especially exposure to storms 

(main wind directions). For receiving sufficient information, a collaboration with Seychelles 

Meteorological Authority is necessary. 
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RESPONSIBILITY and TIMELINE 
 

The drafting of land use plans lies in the responsibility of SPA. Therefore, the research of zoning 

decisions has to be lead and coordinated be SPA relying on extensive support of other public 

authorities. The standards applicable for the research for zoning decisions lies in the responsibility of 

SPA that can initiate draft provisions and coordinate it with other public authorities. 

§ Formulate a consistent standard for research prior to zoning decisions with a specific focus on 

hazard and climate risks 

- The formulation of a new standard can draw on the existing provisions in the SSLUDP on 

integrating hazards into planning and should be integrated in the land use planning regulations. 

Timeline: by 12/2022 
 

3.3  Suitabi l ity  of land for building zones 
Once basic planning goals and principles as well as zoning research criteria are defined it is of course 

inevitable to define criteria for hazard and risk sensitive zoning and development. This means that a 

significant hazard exposure either implies (i) zoning and development restrictions or (ii) official 

conditions for any development. As the developed guideline focus on land use plans the second aspect 

is omitted for now. 

 

CONTEXT 
 

It is a commonly acknowledged principle in land use planning, that whatever use is enabled through a 

certain zoning category on a plot, the property owner needs to be able to actually carry out this use 

without experiencing or causing major risks on the respective plot or deriving from the plot itself. 

This means that any plot that is meant for constructive development should fulfil a set of suitability 

criteria: 

- Physical component: The ground needs to be stable enough to carry and sustain buildings and 

structures (ground condition: sand, clay, rock, soil type; water/groundwater regime: dry soils, 

saturated soils, marshland; topology: steepness). 

- Infrastructure:  Plots of  land  typically  need  to  be  connected  to  sufficient  infrastructure 

(technical infrastructure: road connection, electricity, drinking water supply, sewage system; 

social infrastructure: kindergarten, primary school, etc. within a certain distance) 

- Negative effects: Especially residential areas can be negatively influenced by commercial or 

industrial areas nearby that cause health issues over in the long run. Therefore, the usage 

should be sensitive to nearby land uses that might cause health issues. 

- Hazard exposure: Plots of land should only be suitable for development, if hazard events are 

expected to impact it very rarely. E.g. areas that experience coastal flooding more or less once 

a year might not be suitable for (additional) development at all. Based on hazard information 

– often standardised through hazard maps – classify areas according to the 

calculated/estimated risks (high flood risk areas not suitable for development; risk areas 

suitable for development under certain conditions (protection measures, adapted building 

design) and areas without any significant risk). 
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OBJECTIVE 
 

Given the fact that so far there are no criteria for the suitability of land for zoning building land and 

subsequent development, it would be important to establish general principles in land use planning 

and according procedures. 

§    Establish hazard sensitive suitability criteria for zoning land for constructive development. 
 

§    Define an administrative procedure that outlines where sufficient information can be retrieved. 
 

§ Integrate the intended coastal setback into the land use planning scheme and clarify if it only binds 

development permitting or also should have an influence on zoning decisions. The following 

aspects would need to be clarified: 

- Zoning of plots mainly located within the setback; a building zone would be contradictory if 

the setback regulations would not allow any development. 

-     Clarification of the “high-water mark” that is in fact a dynamic reference. 

- Criteria for granting a lower setback (possibly due to location at cliffs and more than 3 m above 

mean sea level). Consider establishing extended setbacks in high-risk areas. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 4: Challenges that derive from a general coastal setback (© Schindelegger) 

 

INTERVENTION 
 

§ Formulate consistent provisions on the suitability of land for zoning categories that allow 

development – especially by taking hazard and climate risks into account. Such provisions can be 

integrated into the Land Use Plans Regulations. 

§ Administrative procedure: Define what public authority can/should support the zoning suitability 

assessment process with according data and information. 

§ Coastal setback: A general coastal setback (25m from the high-water mark) for any development 

would be an essential step to control development along the shore. For this it will be essential to 

define criteria for lower or extended setbacks (in the according subordinate regulations). 

 

RESPONSIBILITY and TIMELINE 

§ Formulate consistent suitability for zoning criteria in regulatory provisions: Responsibility for 

leading the process lies with SPA. But anyhow, it is important to collaborate closely with relevant 
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partners in MLH, MACCE, DRMD, etc. 

Timeline: by 12/2022 
 

§ Administrative procedure: During the development of consistent zoning suitability criteria, it will 

become obvious what data and information can be provided by certain public authorities. SPA has 

the lead and will need to integrate departments/divisions from MLH, MACCE, DRMD, Seychelles 

Meteorological Authority, etc. 

Timeline: by 03/2022 
 

§ Coastal setback: The lead for the discussion on a possible coastal setback policy was so far taken 

over by MACCE. The draft Development and Subdivision of Parcels Regulations takes over some of 

the discussed regulatory mechanisms in the draft policy. The administrative lead for establishing a 

stand-alone setback policy lies still with MACCE. In any case, SPA needs to closely coordinate on 

the setback provisions that should be integrated in according regulations with MACCE and MLH to 

be aware and transparent on the implications. 

Timeline: by 12/2022 
 

3.4  Display of  Hazard and c l imate risk information  
While the PPA enables the integration of additional content to zoning categories in land use plans, the 

question remains, if displaying hazard and climate risk information in a paper plan that will be adopted 

for 10 years is a reasonable approach. 

Hazard and risk information is created and managed by different authorities in the case of Seychelles. 

According to the adopted data management policy GIS data should and will be managed centrally to 

and integrated in the official WebGIS. The draft land use plans for example are also published online 

(www.webgis.gov.sc). It is therefore not necessary to integrate hazard and climate risk information into 

a paper land use plan if all relevant information is integrated into the official WebGIS platform. Of 

course, certain layers can be restricted for the use in public administration only. Relevant layers that 

should be able to be displayed at the same time with land use plans as a basis: 

- General setback line with 25m meters from the high-water mark. Needs to be developed and 

defined in collaboration of SPA, MLH, MACCE in the first place. Has not binding effect but is an 

important information for property owners and developers. 

- Flood hazard maps do not exist so far for Seychelles. The 2018/19 assessment in collaboration 

with the World Bank delivered a flood inundation map (coastal, fluvial, pluvial flooding) based 

on a general modelling. This data would need (i) validation and (ii) classification to serve as a 

set of possibly two flood hazard maps (coastal and pluvial/fluvial flood hazard map). This is a 

long-term undertaking that would need leadership especially by DRMD. The role of SPA is to 

make clear what it would need for fulfilling its duties (land use plans, development plans, 

develop permitting). 

- A landslides susceptibility map exists so far on a large scale for Mahé island. In the long-term 

it would be beneficial to have such a map as well for Praslin and possibly La Digue and 

undertake an assessment in greater detail to provide such a map on a smaller scale. The 

leadership for producing such maps would lie once more with DRMD. 
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In general, there is no consistent hazard and climate risk information so far that can be through directly 

linked conditionally to zoning criteria in regulations. This should in the long term be an overall objective. 
 

3.5  Further Action 
The proposed field of action in this document tackle only one specific aspect of disaster risk 

management: prevention (and adaptation) through land use plans. SPA has of course other 

responsibilities and fields of action that are important as well to manage emerging hazard and climate 

risks. Further fields of action would be: 
 

§ Planning practice of SPA needs an internal self-evaluation to help standardize the day-to-day 

practice within SPA as well as the cooperation with other governmental authorities within the 

scope of the existing regulatory framework and in light of the upcoming update of regulations. 

Leading stakeholders: SPA, MLH, MACCE 
 

§ Strategic and comprehensive planning: Seychelles has two comprehensive and strategic 

development plans (SSLUDP, Victoria Masterplan) that tackle already hazard and climate risks to 

a certain extent. 
 

§ Development permitting relies at the moment on individual risk assessments that have to be 

provided by the applicant. There is potential for standardization and ensuring a sufficient quality 

of such assessments to request adaptation measures according to the respective risk profile. 
 

§ Retrofitting and regeneration: SPA has a leading role in fostering the adaptation of the existing 

building stock in hazard prone areas and the control of urban regeneration activities that should 

be conducted risk sensitive as well. 
 

§ Conservation activities: SPA has to actively support safeguarding natural areas that contribute to 

mitigation hazard impacts or preventing hazard emergence. This is especially the case for beach 

vegetation and forest that stabilize the coast/mountain/hill slopes. This is a coordinative matter 

especially with MACCE. 
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4  POSSIBLE CORNERSTONES FOR GUIDELINES 
FOR HAZARD SENSITIVE LAND USE PLANS 
The aspects below represent possible entry points for integrating hazard and climate risks in land use 

plans that have become a mandatory component of Seychelles’ planning system with the adoption of 

the Physical Planning Act. Guidelines should help plan and structure this integration process by 

outlining criteria for (i) the research for zoning decisions, (ii) the suitability for building zones and (iii) 

determining what and how hazard and climate risk information should be display in or in combination 

with land use plans. The formulation of criteria should be of course embedded in a set of guiding 

objectives and planning goals. 
 

§   Objectives and implications of land use plans 
 

Land use plans in Seychelles are binding for any subsequent development as well as the actual use. 

They affect therefore hazard and climate risk that derives not only from the exposure but also the 

vulnerability of real estates and form of usage (e.g. critical infrastructure should not be affected 

by frequent flooding events). Two actions the guidelines should determine: 

- Establish general planning goals and principles in land use plans regulations with a specific 

focus on the integration of hazard and climate risk to foster a resilient development. 

- Specify the nature, declaration criteria and implications of no-development zones in land use 

plans. 
 

§   Research for zoning decisions 
 

Zoning decisions allow or prohibit further development on plots of land. Their determination relies 

typically on extensive research (achieving planning objectives, evaluating public and private 

interests). The new regulations for land use plans should integrate in the determination of this 

research the following aspects for zoning categories that allow constructive development: 

-     Exposure towards pluvial, fluvial and coastal flooding. 

-     Exposure towards geogenic hazards – exp. landslides. 

-     Exposure towards meteorological hazards (esp. storms) 
 

§   Suitability of land for building zones 
 

Building zones in land use plans grant development and a certain use (residential, touristic, etc.). 

Not every plot is suitable for certain land uses and besides general aspects hazard exposure makes 

plots of land often unfavorable for development. Therefore, the guidelines should clarify the 

following aspects: 

- Integrate provisions in the land use regulations that introduce a certain hazard dependency 

for zoning (zoning restrictions in high risk areas, conditional development adapted to local 

exposure). 

-     Define criteria for granting a lower coastal setback (standard 25m from high-water mark). 

- Define administrative procedures for the coordination and collaboration of governmental 

authorities to evaluate the suitability of land for building zones. 
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§   Display of hazard and climate risk information 
 

Even though the land use plans would enable the direct integration of hazard and climate risk 

information, Seychelles’ WebGIS system is already well developed and highly suitable to cover this 

function. In the long-term the following hazard information should be available online to provide 

publicly accessible and transparent information: 

- Standard coastal setback line with 25m from high-water mark; possibly updated with the 

granted exceptions for a lower setback due to variations of coastal zones. 

- Flood hazard map (coastal floods; pluvial and fluvial floods) developed based on the existing 

flood inundation maps. 

-     Landslide susceptibility maps for the main islands on small scale. 

 
The proposed fields of action are in the first place connected to the integration of hazard and climate 

risks in land use plans. Such plans are essential elements in Seychelles’ planning regime but of course 

do not cover hazard sensitive land use planning and development comprehensively. The proposed 

guidelines are therefore only one component within a general effort that has to integrate also strategic 

planning, development plans and development permitting. 

 

5  M is s i on  Documentation 
 

This section documents the field mission carried out during 25th – 29th July 2022 that meant to 

support the development of consistent guidelines to integrate hazard and climate risks into 

Seychelles’ planning system. 
 

5.1  Meetings 
 

Scheduled meetings with Seychelles Planning Authority: 
 

- Monday 25th July, 1030-12 am: Opening meeting of SPA with the World Bank team; presentation 

and discussion of the meeting objectives and schedule; presentation of the essential aspects of a 

proposed guidance document on integrating hazard and climate risks into land use plans as 

requested for further funding under the DPF umbrella. 

- Monday 25th July, 1-3pm: Technical meeting of Arthur Schindelegger and Keren Charles with land 

use planning officer(s) (Bernard Belle, Julie Low, Arneau Cassime) on entry points for 

mainstreaming hazard and climate risk into land use plans. 

- Tuesday  26th July,  9-11am: Technical  meeting of  Arthur  Schindelegger  with  policy  officer(s) 

(Arneau Cassime, Govin Pillay) to discuss regulatory aspects (revision of regulations in line with 

the Physical Planning Act) to inform the draft guideline. 

- Friday 29th July, 2-3pm: Closing meeting and presentation of mission results; discussion of next 

steps as well as outlook on future support. 
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5.2  Site  visits 
 

To generate a better understanding of the existing challenges for mainstreaming hazard and climate 

risks into land use plans the following site visits to coastal areas on Mahé were made: 
 

-     Sunday, 24th July 2022: Anse Aux Pins, Au Cap, Anse Royale, Takamaka, Anse A La Mouche 

-     Tuesday, 26th July 2022: Northeast Point, Beau Vallon 

-     Wednesday, 27th July 2022: Grand Anse, Cap Ternay 
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