




































 
  

ERF 8606,  
PORT ALFRED 

Application for: 

 Rezoning Erf 8606, Port Alfred from 
Residential Zone 1 to Business Zone 2  

Compiled by:  

 

Contact Details:  
 
Email: mirinda@mdbtownplanner.co.za 

Cell: 082 896 2686 

117 Cape Road, Mill Park 

Port Elizabeth, 6001 

www.mdbtownplanner.co.za 

OCTOBER 2025  

Motivational Report  



EXECUTIVE SUMMARY

Erf 8606, Port Alfred is 793 and zoned for Residential 1 purposes. The property is located adjacent 
to the Central Business District of Port Alfred, situated on the corner of Van Der Riet Street and West Road.

A dwelling unit is situated on the southern portion of the property. convert
the property into a business premises.

Summary:

Existing Zoning Residential Zone 1

Proposed Zoning Business Zone 2

Area 793

Title Deed T11780/2025

Owner Lourika Erasmus

Address 32 Van Der Riet Street, Port Alfred 

Bond There is no bond registered on the property

Spatial Development Framework Ndlambe Municipality Spatial Development Framework (2023)

Application required Application in terms of the Spatial Planning and Land Use 
Management Act, 2013 (Act 16 of 2013), Ndlambe Municipality 
Spatial Planning and Land Use Management By-Laws (2016) and the 
Ndlambe Integrated Land Use Scheme (2019) for:

Rezoning of Erf 8606, Port Alfred from Residential Zone 1 to 
Business Zone 2, in terms of Section 68 of the Ndlambe 
Municipality SPLUMA By-Laws (2016). 

Erf 8606, Port Alfred: 32 Van Der Riet Street 

Van Der Riet Street
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Baseline Information

Section A : Baseline Information

1. The Applicant

Mirinda de Beer Town and Regional Planners (MDB) is appointed by the owner of Erf 8606, Port Alfred, 
Lourika Erasmus, to prepare and submit an application to the Ndlambe Municipality to obtain the necessary 
land use rights to permit shops and offices on the property.

The Power of Attorney is attached as Annexure C.1.

2. The Site

Cadastral information:

The subject property is described as Erf 8606, Port Alfred, situated in the Ndlambe Municipal jurisdiction.  
The Cadastral Diagram (Cadastral Diagram No. 357/2020) is attached as Annexure C.3.

Ownership:

The property is owned by the Lourika Erasmus.

Property size:
793

3. Locality

The property is located adjacent to the Central Business District of Port Alfred, situated on the corner of
Van Der Riet Street and West Road.

Map 1: Locality

Map 1 illustrates the Locality of the subject site.

Baseline Information ASection
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4. Existing Zoning & Land Use

The property is currently zoned for Residential 1 purposes. A dwelling unit is located on the southern portion 
of the property.  

Van Der Riet Street borders the north-eastern boundary of the site and West Road borders the south-
eastern boundary of the site. 

Map 2: Aerial View

Map 2 illustrates the current Land Use of the subject property.

In terms of the Ndlambe Integrated Land Use Scheme (2019) the property is zoned Residential 1 purposes. 

Current development parameters for Erf 8606, Port Alfred:

Zoning Residential Zone 1

Primary Use

Dwelling Unit 

Coverage 50%

Height 8,5m

Street Building Line 5m

Lateral Building Lines 1,5m

Rear Building Line 3m 

Parking 1 parking space / dwelling unit
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5. Title Deed, Servitudes and Bond Holder

Title Deed T11780/2025 is relevant to the subject site.  A copy of the Title Deed is attached as Annexure 
C.2.

There are no servitudes registered on the property.  A copy of the Cadastral Diagram is attached as 
Annexure C.3.

Cadastral Diagram: 

There is no bond registered on the property. Subsequently, consent from a bond holder is not required.
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Section B : The Application

This application is, based on the stipulations of the Ndlambe Integrated Land Use Scheme (2019), Ndlambe
Spatial Planning and Land Use Management By-Laws (2016) and Section 33(1) of the Spatial Planning and 
Land Use Management Act, 2013 (Act 16 of 2013), for Erf 8606, Port Alfred:

1. Rezoning of Erf 8606, Port Alfred from Residential Zone 1 to Business Zone 2, in terms of Section 68 of the 
Ndlambe SPLUMA By-Laws (2016). 

Development parameters on site:

Zoning Business Zone 2 

Primary Land Uses

Office

. 
Shop

Street Building Line 0m

Lateral Building Lines 0m

Rear Building Line 0m

Height 8,5m 

Coverage 100%

Floor Factor 1.5

Parking

Site Development Plan: Erf 8606, Port Alfred

The Application BSection
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Section C : Development Proposal

1. Development Proposal

It is the intention of the owner to utilize the property for business purposes including the selling of boost 
pumps, water filtration systems and associated components, including the repair of these components. 

Access to consistent water pressure and portable water remains an ongoing challenge for many residents 
and businesses in the Ndlambe Municipal area. Boost pumps play a pivotal role in ensuring adequate 
water pressure, especially in areas affected by aging infrastructure or elevated terrain like Port Alfred and 
the surrounding area. 

Growing concern about water quality and safety demands the availability of affordable and quality 
water filtration solutions. 

The owner has identified a shortage in boots pump and water filtration systems repair option in Port Alfred. 

By establishing a business focused on repairing and reselling of boost pumps, alongside the supply of 
water filtration systems, the business aims to fill a critical gap in local service delivery. 

The business will be fenced with controlled access and security systems installed to secure safety of goods 
and a secure environment.

The following benefits are envisioned from the business: 

Improved access to quality water and enhanced water pressure, reducing complaints and service 
requests directed to the Municipality. 

Environmental sustainability by repairing and refurbishing boost pumps e-waste will be reduced. 

The proposed development will create a variety of permanent and semi-permanent jobs supporting 
local economic development. 

The business will provide affordable water quality related products and services. 

The business will operate in normal working hours in line with the existing business in the adjacent central 
business district: 

Mondays Friday: 7am 5pm 

Saturday: 7am 1pm

Sunday: 7am 12am 

The business will only operate from within the existing building and no outside workspace will be allowed 
or created. 

The existing character of the area will remain unchanged, and the proposed renovation and conversion
of the dwelling into a business building will contribute to the character of the area and present a 
refurbished building. 

Granting the proposed Business 2 zoning, which is considered a less intensive and intrusive zoning than 
Business Zone 1 will not have a negative impact on the existing residential and commercial environment. 

2. Development Parameters 

The purpose of this application is to obtain the necessary land use rights to permit business development
on the property.

A dwelling unit is situated in the southern part of the property, obtaining access from Van Der Riet Street
in the north-east.

Rezoning the property to Business Zone 2 will permit the owner to convert the dwelling into a business 
building comprising of shops and offices.

Access will be controlled by means of a security gate from Van Der Riet Street in the north-east.

Development Proposal
SectionC
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Granting the rezoning to Business Zone 2 will permit the owner to operate a shop and offices from the 
subject site as per the primary uses listed in the Ndlambe Integrated Land Use Scheme (2019). 

On-site parking will be provided in accordance with the Ndlambe Municipality Land Use Scheme (2019) 
parking requirements for the following land uses:

Land Uses Parking Requirements Required Spaces
Shop 2 space / 100m floor space 4,25
Office 1,56

Parking Required: 6
Parking Provided: 6

Workshop area: 

In accordance with the Ndlambe Integrated Land Use Scheme (2019) a workshop area may be 
provided for on a property with a Business 2 zoning if the workshop area does not exceed 30% of the 
total floor area. 

The workshop area will be used for repairs of small water pumps or filtration systems.  

As per the Floor Plans the proposed r 5,6% of the total floor area (366,19 ),
which allows the owner to expand the workshop area in the future should it prove to be profitable
and/or required. 

Campbell Steet
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Site Development Plan: Erf 8606, Port Alfred
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Floor Plan: Erf 8606, Port Alfred
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Section D : Planning Informants

1. Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013)

The Spatial Planning and Land Use Management Act, 2013 (SPLUMA) is set to aid effective and efficient 
planning and land use management.  Section 7 of SPLUMA stipulates development principles, aimed at 
achieving sustainability, equality, efficiency, fairness and good governance in spatial planning and land 
use management, which all planning authorities should adhere to.

The development principles are summarized below, as well as how the proposed development on the 
application area complies with these planning principles.

The principle of spatial justice:                                       

Criteria: Compliance: Planning Implication

Section 7 (a) deals with past spatial 
and other development imbalances 
must be redressed through improved 
access to and use of land.

The proposed development will create employment 
opportunities during the construction phase, ongoing 
maintenance and operational phase.

The provision of a business on Erf 8606, Port Alfred will support 
the expansion and intensification of the central business district. 

The principle of spatial sustainability:                                       

Criteria:                                   Compliance: Planning Implication

Section 7 (b) deals with:

(i) promotion of land development in 
strategic location, protecting the 
environment, stimulation of land 
markets and viable communities.
(v) consider all current and future costs 
to all parties for the provision of 
infrastructure and social services in 
land developments.
(vi) promote land development in 
locations that are sustainable and limit 
urban sprawl.
(vii) result in communities that are 
viable.

The development proposal is fully Ndlambe SDF compliant. The 
proposed development of the subject property would stimulate 
the local economy and would result in positive impacts on the 
land market in the area.

The development is situated within the urban edge of the Port 
Alfred area and within an established urban environment.

Given the need to contain urban sprawl, effective utilization of 
properties located within the urban edge is regarded as one 
of the approaches to execute spatial sustainability.

Erf 8606, Port Alfred is situated within the Central Business District
(CBD) expansion area of Port Alfred and zoned for Residential 
1 purposes. The renovation and modernisation of the building
will support mixed land uses in the CBD of Port Alfred.

The future growth of the municipality is dependent on its ability 
to attract new investment in the business sector as this will 
create sustainable employment opportunities in the entire 
value chain. The proposed development will support the CBD
of Port Alfred, strengthening the sustainability of Port Alfred. 

The development proposal will result in increased rates for the 
property and will have a direct positive impact for the 
Municipality in increased rates revenue.

Planning Informants DSection
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The principle of efficiency:                                        

Criteria:                                                Compliance: Planning Implication 

Section 7 (c) deals with: 
 
(i) land development optimises the use 
of existing resources and infrastructure. 
(ii) Decision-making procedures are 
designed to minimise negative 
financial, social, economic or 
environmental impacts. 

The subject property is situated within an established urban 
environment with sufficient engineering services infrastructure 
and development of the site will accordingly optimise the use 
of existing resources (developable land). 

The development will create economic benefits such as 
contribute to the municipal rate base, increase property value 
and development levies. 

 
The principle of spatial resilience:                                        

Criteria: Compliance: Planning Implication 

Section 7 (d) deals with flexibility of 
spatial plans, policies and land use 
management systems to ensure 
sustainable livelihoods in communities 
that are most likely to suffer from 
environmental and economic shocks. 

The development is in accordance with the Municipal policies 
and land use management. 

It will have no negative impact on the livelihood of the 
community. 

 
The principle of good administration:                                        

Criteria: Compliance: Planning Implication 

Section 7 (e) refers to the promotion of 
administrative actions, procedure and 
consultative planning practices for all 
the relevant role players. 

The proposed development meets the Spatial Planning and 
Land Use Management Act as demonstrated in the report.   

The public will be given an opportunity to participate and all 
affected parties will be notified as per the requirement of 
SPLUMA. 

The application complies with all relevant policies, legislation 
and procedures as well as transparent processes of public 
participation that afford all parties the opportunity to provide 
inputs on matters affecting them. 

 
2. Ndlambe Municipal Spatial Development Framework (SDF) (2023) 

The Spatial Development Framework for Ndlambe Municipality (2023) guides land use and development 
and ensures that future public or private development is implemented in line with the vision and 
development objectives and strategies of the municipality as set out in the IDP. It therefore acts as a 
planning and land use management tool to assist the Local Authority to make informed decisions on a 
day-to-day basis and on strategic issues regarding the land use options, timing and phasing of 
development in the area. 
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Key Issues

The following key issues were identified pertaining to the Ndlambe Local Municipality: 

The Ndlambe Municipality Spatial Development Framework can be regarded as a spatial representation 
of the municipal Integrated Development Plan. It shows the areas of desired aims, the SDF act as a guide 
for future development to ensure that the municipality maximizes co-ordination of planned activities within
its area of jurisdiction.

Vision 2023

The vision of the Ndlambe Municipality is as follows: 

Spatial Objectives

In order to achieve the future vision, the following overall objectives have been formulated (appliable to 
this application): 

Stimulate development and growth where there is proven demand. 

Use future growth and development to consolidate and improve municipal performance. 

To ensure sustainable use of environmental resources, their enhancement and replenishment. 

Capitalise on the valuable role of environmental resources. 

Create new social and economic opportunities and to improve access to the existing ones. 

Create healthy, comfortable, and safe living and working environments for all. 

Create employment opportunities, 

Vision
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The following objectives have been identified specifically for Urban areas ( ):  
 

 The sustainable utilisation of the environment by means of optimum utilisation of natural resources and 
land. 

 Provision of services/bulk infrastructure for the purpose of appropriate land development and 
expansion. 

 To pursue a more compact and viable urban form, thereby facilitating medium to higher densities by 
means of infill development and densification where possible. 

 To encourage utilisation of the existing underutilized industrial areas. 
 

Development Strategies 

The following development strategies were identified for the Ndlambe Local Municipality (
):  

 

 Create sustainable human settlement with quality physical, economic, and social environments.  

 Planning for densification/infill and careful expansion of existing settlements on productive agricultural 
resources.  
 

Spatial Planning Principles 

The following spatial planning principles are of critical importance for the Ndlambe Local Municipality:  
 

 Development of Sustainable Human Settlements 

 Ensuring a Sustainable and Functioning Environment 

 Managing and Maintaining Safe and Accessible Infrastructure Provision 

 Access to and Affordable Public Transportation and Accessible Linkages between Settlements 

 Thriving economy which is well positioned within the province and within the country 

  

 Effective Governance 
 
Spatial Structuring Elements 

There needs to be certain structuring elements to give guidance to develop and spatial planning. The key 
objective of the structuring elements is as follows:  
 

 Contain urban sprawl  

 Promote urban and social integration  

 Promote higher densities  

 Create quality urban environments  

 Promote pedestrian friendly environments and movement patterns.  

 Create a sense a place  

 Enhancement of investment opportunities  

 Simplifying decisions-making regarding development application  
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The following elements guide spatial development and decision-making in the municipality: 

Transforming Human Settlements

Nodes

Corridors

Urban Edge

Services Edge

Transition Zone

Town Revitalization

Infill Development

Natural Features

Smart Growth

Nodes are generally described as areas of mixed-use development, usually having a higher intensity of 
activities involving retail, transportation, office, industry, and residential land uses. These are the places 
where most interaction takes place between people and organisations, enabling most efficient 
transactions and exchange of goods and services. Nodes are usually located at interchanges to provide 
maximum access and usually act as catalysts for new growth and development.

According to the Eastern Cape Provincial Spatial Development Framework, Port Alfred has been classified 
as a District Centre, as illustrated below. The property is situated in Port Alfred. 

Nodal Plan:

The functions of a District Centre and associated land uses:

District-Level administrative centre

Major district service centre for commercial goods and services 

Centre of educational excellence 

Residential development (high and low income)
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to be encouraged along a particular route.

The subject site is situated in close proximity to the following coridors : 

-
-

The function of an Urban Edge is : A purpose drawn and defensible line used as a means of restructuring 
the urban area and integrating the currently segregated social groups and urban uses.  Development first 
takes place within the existing urban edge before the Ndlambe LM can review to expand the urban edge.

The Services Edge is described as the area within which the Ndlambe Local Municipality is able to provide 
services within. This is the space that is promoted for densification. Development within this zone serves to 
manage, direct, and limit urban expansion.

The subject site is located within the urban edge and service edge of Port Alfred.

SUBJECT SITE
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Urban Edge and Service Edge: Port Alfred 

Land Use Proposals: Port Alfred

The following Land Use Proposals have been developed through a detailed study of understanding the 
current land use patterns of the towns of Ndlambe as well us unpacking Land use development trends 
within these towns and likelihood of development guidelines and future trends and direction of growth.

Port Alfred owing to its location 
along the R72 (Tourism Route) and a large number of tourism activities situated in town where tourists from 
all over the country visits.

Business / Retail: 
Most major business uses in Port Alfred are concentrated in the CBD. The CBD is the commercial and retail 
node of the town consisting national chain stores, local shops, offices, hotels, Bed and Breakfast, banks 
and owner operated businesses. Demand for business uses is evident through the conversion of residential 
buildings east of the CDB to offices. This is the only feasible area for the expansion of the CBD as the river, 
steep terrain and R72 road form barriers to expansion north, west and southwards respectively. Mixed use 
development such as home businesses, offices and residential development is slowly emerging at the 
entrance to the town (from Port Elizabeth) along the R72 from the Caltex fuel station toward the CBD. 

The subject property is situated within the CBD upgrading and expansion corridor, as illustrated below.  This 
area (including the subject property) is earmarked for Mixed Use / Activity / Corridor development 
purposes.

SUBJECT SITE
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Port Alfred CBD: Proposed expansion and upgrading:

Port Alfred: Proposed Land Uses:

SUBJECT SITE

SUBJECT SITE SUBJECT SITE

SUBJECT SITE SUBJECT SITE
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Consistency with the Ndlambe SDF: Port Alfred 

 Erf 8606, Port Alfred is situated within the urban edge and service edge of Port Alfred and is suitable 
for business development.  

 The site is situated in the proposed expansion area of the CBD of Port Alfred, classified as a District 
Centre. The business will promote the concentration of urban development and mixed land use within 
the CBD expansion activity strip.  

 The proposed business will contribute to local economic development by creating a variety of jobs 
for skilled and semi-skilled individuals.    

 Optimal development of land within the existing urban structure will be supported and will minimize 
urban sprawl.   

 The proposed development will bring capital investment to the area. 

 The subject property is near important corridors and activity routes (including the R72 and Main Street).  

 The proposed development will strengthen and support the existing mixed-use character along Van 
Der Riet and West Road.  

 The proposed development will support the Spatial Objectives with specific reference to sustainable 
economic development, provision of job opportunities and contributing to compact urban 
development.  

 
The Ndlambe Municipality SDF: Port Alfred is attached as Annexure C.5. 
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Section E : Desirability

1. Land Suitability 

The subject property is 793m , located on the corner of Van Der Riet Street and West Road.

A dwelling unit is situated on the southern portion of the property. 

The topography of the property is fairly flat, posing no negative impact on the proposed development. 
Subsequently development can proceed without significant challenges related to terrain or 
construction. Flat surfaces are easier to maintain and less prone to erosion compared to sloping land, 
offers better accessibility, is easter and less expensive to building on. 

Rezoning the property from Residential Zone 1 to Business Zone 2 will enable the owner to operate 
shops and offices from the property.

Map 2 illustrates the current physical characteristics of the subject property, as illustrated below. 

Map 2: Aerial View 

The proposed development will not have a negative impact on the physical characteristics of the 
subject property but will make more effective use of land, which is a scarce resource, especially in an 
established environment adjacent to the central business district.

All vehicle movement occurs on the property. The Site Development Plan illustrates the on-site vehicle 
movement and access point.

The proposed development will attract investment to the property, with significant capital being spent 
on improvements. This will upgrade the physical characteristics of the site, enhance the existing urban 
fabric, and promote controlled development.

It is hereby concluded that the proposal will not have any material and undue impact on the subject 
property or surrounding properties.

Desirability ESection
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2. Locality and Accessibility  

 Erf 8606 is strategically located within Port Alfred, a growing coastal town situated between Kenton-
on-Sea to the south-west and Seafield to the north-east. The town is easily accessible via two major 
regional routes, the R67 and the R72, which connect it to the broader region and support economic 
activity. 

 The property is positioned adjacent to the Central Business District (CBD) of Port Alfred, 700 meters 
north of the R72 and 300 meters from Main Street.  This proximity to the CBD ensures convenient 
access to essential services and commercial activity while supporting integration with the town's urban 
core. 

 Access to Erf 8606 is highly favourable. The site benefits from connectivity to both the R72 and Main 
Street via West Road, with direct vehicular access proposed from a single entrance/exit point (6 metres 
wide) on Van Der Riet Street, located to the north-east. This controlled access point is sufficient for the 
scale of the proposed business, which is not expected to generate high traffic volumes. As such, the 
development will not adversely impact traffic flow along Van Der Riet Street or surrounding roads. 

 Importantly, the property falls within the designated CBD expansion area. Its location, along with 
surrounding access infrastructure, the availability of land, and the site's size, significantly enhances its 
development potential. The proposal aligns with the town's spatial development goals by optimising 
underutilised urban land close to the CBD. 

 In summary, Erf 8606 is ideally situated for business purposes, offering excellent accessibility, minimal 

development will support local economic growth while complementing the surrounding urban 
environment. 

 
3. Compatibility with surrounding area 

 Situated in close proximity to the established Central Business District of Port Alfred, the property is situated 
in an area characterised by mixed use land uses and a concentration of economic interaction due to 
the variation of business-related land uses. 

 The surrounding businesses, offices, institutions include the following, amongst other: 

 Blompot Nursery  

 Ocean Basket  

 Hair Studio 

  

 Doctors Rooms 

  

 Hotspot Bar 

 Churches  

 SAPS 

 Department of Home Affairs  

 Hayes Electrical  

 Smart Hearing  
 
Map 3: Existing Zonings and Land Uses 
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The proposed development will not lead to a loss in property value or the quality of life in terms of the 
right to privacy and sunlight. 

The project is aligned with the vision of the Ndlambe Municipality Spatial Development Framework for 
the property and surrounding area.  It is the intention of the Ndlambe Municipality to promote mixed 
use development in this specific area.

The development will bring capital investment to the central business district and Port Alfred.

4. Economic Growth & Job Creation

The provision of water filtration systems and boost pump business in Port Alfred would likely have a 
range of positive economic impacts.  The local economy will be stimulated. New businesses will attract 
customers and investors, boosting consumer spending.  Increased foot traffic can benefit existing small 
and medium enterprises (SMEs) nearby.

The renovation phase will create temporary employment opportunities for labourers, contractors, and 
suppliers.  Each job created will have a significant downstream and indirect contribution to the local 
economy. Each household head earning an income has an average of three dependants.  The 
unemployment rate illustrates the need for additional job creation.

The operational phase will create permanent jobs in retail, security, maintenance, management, and 
service delivery.

In addition to the direct jobs that will be created during the construction phase it is foreseen that 
several indirect jobs will be created, including but not limited to the following: 

Professionals including, Town Planners, Architects, Engineers etc.

Transportations drivers delivering building materials.

Suppliers and Manufacturers.

The future growth of the municipality is dependent on its ability to attract new investment in the 
commercial sector as this will create sustainable employment opportunities in the entire value chain.
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5. Engineering Services 

 The application area is located within the existing urban fabric with all necessary Municipal services.  

 The property is situated within an area of adequate existing service infrastructure and capacity with 
regards to roads, sewer, electricity, and storm-water reticulation.  

 There should be no negative impact on external engineering services. The application will be 
circulated to relevant services branches for comment.
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Section F : Conclusion

This report has provided background, a statement of the current situation and motivation which supports
the Rezoning of Erf 8606, Port Alfred for business purposes.

In light of this motivation and the information contained in the foregoing report, it is clear that the 
application for Erf 8606, Port Alfred:

Rezoning of Erf 8606, Port Alfred from Residential Zone 1 to Business Zone 2, in terms of Section 68 of 
the Ndlambe SPLUMA By-Laws (2016), 

meets the criteria as set out in The Spatial Planning and Land Use Management Act, 2013 (SPLUMA), 
Ndlambe Municipality SPLUM By-Laws (2016) and the Ndlambe Integrated Land Use Scheme (2019).

To conclude :

Best use of the land
important perspectives: location, accessibility 

and size of the property. Situated within the Central Business District of Port Alfred, the site is suited for 
offices and shops given its proximity to the central business district, residential neighborhoods, several 
businesses and major and local transport networks, which makes the positioning of the site more 
desirable.

Impact on traffic flows
The scale of the proposed development is unlikely to have an impact on the existing traffic network 
and therefore will not contribute to the congestion in the area. The property is easily accessible from 
Van Der Riet Street and Main Street.  

Impact on surrounding uses
It is evident that the business will not change the overall character of the area; but would rather 
improve on the nature and integrity of the surrounding context, by providing a renovated and 
modernized building. 

Conclusion FSection
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