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1 APPLICATION SUMMARY

The purpose of this submission is to apply for the necessary land use rights to enable the development of shops, offices and flats on Erf 
1519 Kenton-On-Sea. To enable the development the following land use applications are submitted:

APPLICATION FOR THE REZONING OF ERF 1519 KENTON ON SEA FROM RESIDENTIAL ZONE 1 TO 

BUSINESS ZONE 1

Proposed rezoning of Erf 1519 Kenton on Sea from Residential Zone 1 to Business Zone 1.

REMOVAL OF RESTRICTIVE CONDITIONS APPLICABLE TO ERVEN 1519 KENTON ON SEA

The removal of conditions C6(a), C6(b) C6(b)(i) and C6(b)(ii) on page 3 of Deed No T27688/2023 and all the other related deeds.

2 TRUST RESOLUTION
A Trust resolution is included in the submission documentation.

The registered owners have issued the necessary consent to enable the applications to be submitted by Setplan.

3 BONDHOLDERS CONSENT
Erf 1519 is not bonded.

4 LOCALITY
The erven are located to the east of the intersection of Kenton Road and Ocean Avenue in the Kenton CBD.

FIGURE 1: LOCALITY PLAN
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5 PROPERTY AND OWNER INFORMATION

ERF 1519

SG DIAGRAM

Copies of the relevant SG diagrams are attached to this submission.

TITLE DEED RESTRICTIONS

5.3.1 ERVEN 1519- THE REMOVAL OF CONDITIONS C6(A), C6(B) C6(B)(I) AND C6(B)(II) ON PAGE 3 OF DEED NO 

T27688/2023 AND ALL THE OTHER RELATED DEEDS.

The erven are held under Deed T27688/2023. This deed contains conditions that would restrict the proposed development. The removal 
of conditions C6(a), C6(b) C6(b)(i) and C6(b)(ii) on page 3 of Deed No T27688/2023.

FIGURE 2:TITLE DEED EXTRACT PAGE 3
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 Condition C6(a) limits the use of the erf to the construction of the dwelling. 
 Condition C6(b) prohibits the construction of any building or structure closer than 5.0m from the street boundary, 3.0m 

from the rear boundary and 1.5m from the side boundary and 1.5m from the side boundaries. 
 Condition C6(b)(i) enables under certain boundaries the construction of a garage within the above-mentioned side and 

rear building line 
 Condition C6(b)(ii) presents that the above-mentioned garage may not have any windows or doors on the side facing the 

boundary into which it encroaches  

These conditions, amongst others were imposed in 1988 when the Township of Kenton-on Sea Extension 10 was established. The 
conditions are in favour of the erstwhile Administrator and were imposed during a time when land use in small settlements was not 
managed in terms of the town planning schemes but rather by means of the title deed conditions through the application of the 
provisions of the Townships Ordinance 33 of 1934. 

Ndlambe municipality has recently adopted an Integrated Zoning Scheme (ILUS) as well as a land use bylaw, which effectively manage 
and control land use and the associated development parameters. 

The proposed removal of these conditions will: 

 Not have a negative impact on the Administrators successor, the Municipality as the new scheme and bylaw enable effective 
land use management. 

 Not have a negative impact on society as land use is effectively managed by the municipality through the bylaw and ILUS 

 Enable effective and full development of the property, which will benefit the current owner as well as the broader community 
as the SDF proposals will be enable. 

As the proposed use of the property will contravene these title conditions, it is proposed that restrictive conditions C6(a), C6(b) C6(b)(i) 
and C6(b)(ii) on page 3 of Deed No T27688/2023 applicable to Erf 1519 be removed. 

5.3.2 PROPOSED REMOVAL OF RESTRICTIONS 

The proposed removal of restrictive conditions applicable to Erf 1519 Kenton-on-Sea is motivated in alignment with Section 69(5) of 
the Ndlambe Spatial Planning and Land Use Management (SPLUMA) By-law, which mandates consideration of various factors when 
amending, suspending, or removing restrictive conditions. 

The application seeks to remove conditions C6(a), C6(b), C6(b)(i), and C6(b)(ii) from Deed No T27688/2023. Condition C6(a) limits the 
erf's use to dwelling construction, while C6(b), C6(b)(i), and C6(b)(ii) impose restrictions on building lines and garage configurations. 
These conditions were imposed in 1988 under older legislation when town planning schemes were not as prevalent, with land use  
largely managed via title deed conditions. The Ndlambe Municipality has since adopted an integrated zoning scheme (ILUS) and a land 
use by-law, which now effectively manage and control land use and associated development parameters. 

Motivating the removal in terms of Section 69(5): 

 (a) The financial or other value of the rights in terms of the restrictive condition enjoyed by a person or entity, irrespective 
of whether these rights are personal or vest in the person as the owner of a dominant tenement : The sources implicitly 
indicate that the value of these restrictive rights, particularly for the original Administrator's successor (the Municipality), is 
now minimal because the new scheme and by-law enable effective land use management. The proposed development's 
alignment with the Ndlambe Spatial Development Framework (SDF) 2023 also suggests that maintaining these older 
restrictions would impede the desired future development and economic potential of the area. 

 (b) The personal benefits which accrue to the holder of rights in terms of the restrictive condition : Given that the Ndlambe 
Municipality, as the Administrator's successor, now manages land use through its updated by-laws and ILUS, there is no 
negative impact on the Municipality by removing these conditions. Similarly, there would be no negative impact on 
surrounding residents or owners in Kenton-on-Sea, as current planning legislation adequately manages property extent and 
use. 

 (c) The personal benefits which will accrue to the person seeking the removal of the restrictive condition, if it is removed : 
The removal of these conditions will enable effective and full development of the property, directly benefiting the current 
owner by allowing for the proposed integrated business and residential development. 

 (d) The social benefit of the restrictive condition remaining in place in its existing form: The sources indicate no significant 
social benefit in retaining these outdated conditions, as their purpose of land use control is now superseded by the modern 
Ndlambe SPLUMA By-law and ILUS. Maintaining them would run counter to the Municipality's own SDF vision for the area. 

 (e) The social benefit of the removal or amendment of the restrictive condition: The removal will directly benefit the broader 
community by enabling the Spatial Development Framework's proposals for the area. The SDF promotes non-residential 
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development and CBD expansion for this location, aiming to create a more efficient and compact town by promoting 
densification and mixed-use development within urban growth boundaries. The proposed development, made possible by the 
removal, supports spatial justice by alleviating parking congestion within Kenton and has only a minor, manageable impact 
on community facilities.

(f) Whether the removal, suspension or amendment of the restrictive condition will completely remove all rights enjoyed 
by the beneficiary or only some of those rights: The removal specifically targets conditions C6(a), C6(b), C6(b)(i), and C6(b)(ii). 
The broader management of land use for the benefit of all parties is now handled by the Ndlambe Municipality's 
comprehensive land use management tools, ensuring that land use is effectively managed without detriment to society.

In essence, the removal is justified because the conditions are obsolete given the adoption of modern planning legislation and because 
their removal facilitates a socially and economically beneficial development that aligns with the Municipality's strategic spatial 
planning objectives for CBD expansion and densification.

CURRENT ZONING

Erf 1519 is zoned Residential Zone 1 (RZ1)

The zoning parameters currently applicable to the land units are as follows:-

FIGURE 3: EXTRACT FROM NDLAMBE ILUS - BUSINESS ZONE 1
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EXISTING LAND USE

The property is currently vacant.

FIGURE 4:AERIAL PHOTOGRAPH OF EXISTING USE

The northern boundary is at a height of 27.5km, while the southern boundary is between 29.36km and 32.8km
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SURROUNDING ZONING

The surrounding zoning is reflected below.

FIGURE 5: SURROUNDING ZONING

The property is surrounded by Residential Zone 11 properties the West, East, North-West and South.

Business Zone 1 properties are located on the opposite side of the River/Kentron road. An Authority zoned erf abuts the property in 
the South-Western corner. This erf accommodates a transformer.

SITE ELEVATION
The height and contour applicable to the site have been surveyed. See topographic diagram below.

FIGURE 6: TOPOGRAPHIC DIAGRAM
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6 MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (2023)

KENTON ON SEA 

A summary of the SDF 2023 description and key remarks related to Kenton on Sea are set out below.

Kenton-on-Sea is designated as a "Sub-District Centre". This classification is primarily due to several key factors:

Its close proximity to the R72, which is identified as a Tourism Route.

The presence of numerous tourism activities, attracting visitors from across the province and the country.

It features a mini Central Business District (CBD) that serves both local residents and tourists.

The town's character is dominated by guesthouses, restaurants, and hotel trends.

Business and retail activities in Kenton-on-Sea are primarily concentrated along River Road in the town centre. This area features:

Double and single-storey retail shops.

Restaurants and coffee shops.

Bed and breakfast establishments.

Professional offices.

Some double-storey buildings exhibit mixed uses, with shops on the ground floor and flats on upper floors.

Shop fronts in this area are well-maintained and have compatible uses.

While most business activities are currently concentrated on the upper end of River Road, there is evidence of increasing 
office and home business uses further down the road towards the beach area. It is anticipated that River Road will eventually 
become an entire activity corridor.

Beyond River Road, smaller business uses are situated:

At the entrance to Kenton along the main road to the CBD

On the coastal node along Eastbourne Road. This coastal node shows potential for further expansion as it is located along 
the main road from the R72 and adjacent to a disused taxi rank.

Additionally, several corner/spaza shops are found within Kenton-on-Sea, functioning as convenient neighbourhood shops.

Regarding residential development, Kenton-on-Sea currently has a limited range of housing typologies, which has resulted in very 
low-density developments and the promotion of urban sprawl. Residential areas are not well-integrated, with low-income housing 
situated on the periphery, far from economic opportunities in the CBD. To address this, there is a recognised need to:

Provide social housing on under-utilised vacant land near the CBD.

Create economic nodes within the townships.

THE SDF VISION

The SDF 2023 has adopted the following Vision statement:

Local 
Municipality for various needs, and where the growth and development of towns are in line with spatial proposals for the 
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The following development objectives have been adopted to enable the achievement of the stated Vision: 

 

In order to achieve the above objectives the SDF has proposed specific development for the various settlement areas within the 
municipality. The SDF 2023 specifically promotes the expansion of the Kenton CBD. This expansion area is reflected on page 162 of the 
SDF 2023.Refer to the extract reflected in Figure 7 below. 

 
FIGURE 7: KENTON ON SEA CBD EXTENT FOR UPGRADING AND URBAN RENEWAL (SDF 2023 EXTRACT) 

The SDF further conceptually indicates the CBD expansion areas for development of the following land uses: 

 Mixed Use 
 CBD Core and Edge 
 High Density Residential/Mixed Use 

Refer to Figure 8 
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FIGURE 8: KENTON ON SEA CBD CONCEPTUAL EXPANSION (SDF 2023 EXTRACT) 

Erf 1519 Kenton on Sea falls within the area within which the SDF 2023 promotes High Density Residential/Mixed Use land uses (Red 
Arrow on Figure 8). This conceptual framework is then incorporated into an overall Land Use Proposal Plan on page 163 of the SDF 
2023. Refer to Figure 9. This plan highlights the area along River Road from Kariega Road to Ocean Avenue for CBD Expansion , while 
the area to the west of Ocean Avenue along River Road is set aside as a mixed use/activity strip   

 

 
FIGURE 9: KENTON ON SEA CBD INTEGRATED LAND USE PROPOSALS (SDF 2023 EXTRACT) 

in  plan of the Kenton CBD Expansion area and its proposed land uses. These 
are shown on Page 164 of the SDF 2023. (Refer to Figure 10). This plan then provides further detail by confirming that the area along 
River Road East of Ocea  
land uses. 

 
FIGURE 10: EXTRACT FROM THE SDF 2023 MAP. 

opment 
area within which Erf 1519 falls, it is necessary to unpack a detailed understanding of each of these terms within the context of the SDF. 
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HIGH DENSITY RESIDENTIAL

A key focus of the SDF 2023 is to make spatial development and land use management proposals that facilitate the creation of more 
efficient and compact towns and cities by enabling the densification and intensification of prevailing and new land uses in localities that 
are well-connected to existing developed areas and infrastructure and to promote higher-density residential uses as well as mixed 
residential and economic land uses within urban areas and at identified nodes or strategic localities along identified public transport 
corridors.

Under the "Built Environment Analysis", SDF 2023 notes that Kenton-on-Sea currently has a limited range of housing typologies, which 
has resulted in very low-density developments and the promotion of urban sprawl. Similarly, the "Built Environment Assessment" 
chapter notes that there are very few high-density residential developments such as flats, cluster or semi-detached houses, which is 
contrary to the principles of densification and integrated settlement entrenched in existing policy.

In the "Spatial Planning Principles" section, particularly under "Nodes", it is proposed that nodes must be characterised by mixed-use, 
tricted).

The principle of "Smart Growth" highlights that a sustainable approach to growth management involves reducing sprawl and promoting 
growth that is balanced and fiscally, environmentally, and socially responsible. This approach offers an antidote to sprawl that results 
from unlimited low-density development away from urban centres. Smart Growth tries to promote development in areas with optimal 
opportunity and encourages diversified housing options and development within existing neighbourhoods. To support the successful 
implementation of the urban edge, the municipality must focus on the strategies such as these:

Promoting Densification in and around strategic locations, as an important antidote to urban sprawl, by providing high numbers of 
housing units in strategic, highly accessible locations with high levels of access to economic and social opportunities.

The quality of the urban environment is key to stimulating demand for **higher density residential living**. These areas should be 
focus areas for public investment in infrastructure, social services, streetscape and urban design, open spaces, and generally high-
quality, positive performing urban environments.

Regarding "Human Settlements", the strategy for housing provision is to create sustainable and integrated human settlements with 
good quality homes which are in proximity to areas of employment and public transport.

For Kenton-on-Sea/Marselle/Bushmans, the document states that the limited range of housing typologies has led to very low-density 
developments and promotion of urban sprawl. 

The SDF 2023 on page 57 has also recorded that - The study area has a prevalence (87%) of houses or brick structures on a separate 
stand or yard and only 8% traditional dwellings. Informal dwellings in informal or squatter settlements constitute just over 4% of the 
dwellings in the area. The predominance of formal brick housing structures is an indication that the municipality has an urban bias 
where more people stay in the urban areas than the rural/farmlands. There are very few high-density residential developments such 
as flats, cluster or semi-detached houses which is contrary to the principles of densification and integrated settlement entrenched in 
existing policy.

CBD EXPANSION

The SDF 2023 describes CBD Expansion as a crucial strategy for urban development within the Municipality, aiming to create more 
efficient and compact towns and cities. It is closely linked with the concept of "nodes," which are areas designated for mixed-use, high-
intensity activity and higher-density development, often acting as catalysts for new growth. The the key descriptions and objectives 
related to CBD Expansion are:

6.4.1 GENERAL PURPOSE AND CHARACTERISTICS

CBD expansion is part of a broader goal to facilitate the densification and intensification of prevailing and new land uses in areas well-
connected to existing development and infrastructure.

Nodes, which include CBDs, are envisioned as mixed-use, high intensity activity areas that should not restrict maximum Floor Area 
Ratios (FARs), coverage, or height, promoting efficiency and functionality.

These areas are typically located at main access points and intersections of major mobility routes, providing maximum access and 
serving as catalysts for new growth and development.

It is also important to note that the SDF 2023 indicates that significant public investment in infrastructure, public domain, and social 
services should be concentrated in these nodes.
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6.4.2 SPECIFIC PROPOSALS AND LOCATIONS FOR CBD EXPANSION

For Kenton-on-Sea the SDF 2023 notes that the town has a "mini CBD" along River Road and that there is evidence of increasing office 
uses and home businesses further down River Road towards the beach, with the anticipation that the entire River Road will eventually 
become an activity corridor. Kenton-on-Sea's CBD is also listed as a "Special Development Area" for housing.

The SDF notes that to achieve a more compact and viable urban form, medium to higher densities should be promoted through infill 
development and densification where possible. This means that new commercial and mixed-use developments should prioritise using 
existing vacant land within the urban footprint rather than expanding outwards.

The expansion of CBDs is intrinsically linked to promoting urban economic development and to alleviate poverty and increase 
employment opportunities.

The spatial objectives for urban areas specifically include the aim to redefine and/or extend business and light industrial areas and to 
encourage the utilisation of existing underutilised industrial areas.

Increased building density within towns would also promote CBD expansion and general urban development.

MIXED USE

SDF 2023 frequently references mixed use and mixed-use developments as a key strategy for achieving more efficient, compact, and 
sustainable urban environments within the Municipality. This approach is seen as crucial for creating more efficient urban areas, spatial 
transformation and addressing past imbalances.

6.5.1 CORE PURPOSE AND PRINCIPLES OF MIXED USE

A primary objective of the SDF 2023 is to promote higher-density residential uses as well as mixed residential and economic land uses 
within urban areas and at identified nodes or strategic localities along identified public transport corridors. This aims to create more 
efficient and compact towns and cities by enabling densification and intensification of land uses.

The Integrated Urban Development Framework (IUDF), which guides the future growth of South African urban areas, also emphasizes 
spatial integration through spatial transformation of settlement forms, transportation networks, social, and economic nodes, inherently 
supporting mixed-use concepts.

Smart Growth promoted in the SDF 2023 is a sustainable approach to urban development which encourages a mix of building types 
and uses and promotes integrated, mixed-land uses in strategic locations. This is presented as an antidote to urban sprawl by promoting 
mixed-use spaces in towns in order to minimise the utilisation of limited land.

Nodes, which can include Central Business Districts (CBDs), 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. They are crucial for promoting 
efficient transactions and exchange of goods and services. Nodes should be characterised by mixed-use, high intensity activity and 
higher density residential development.

6.5.2 MANIFESTATION AND PROPOSALS IN SPECIFIC TOWNS

In Kenton-on-Sea, the existing "mini Central Business District (CBD)" along River Road features double and single-storey retail shops, 
restaurants, coffee shops, bed and breakfast establishments, and professional offices. Significantly, some double-storey buildings 
exhibit mixed uses, with shops on the ground floor and flats on upper floors. There's also evidence of increasing office uses and home 
businesses further down the road towards the beach area, with the anticipation that River Road will eventually become an entire 
activity corridor characterised by mixed use land uses.

In summary, "mixed use" is presented in the SDF 2023 as a fundamental spatial planning principle to integrate different functions 
(residential, commercial, office, etc.) within urban areas, particularly in nodes and corridors. This approach aims to foster denser, more 
efficient, and vibrant communities, reduce reliance on single-use zoning, and support sustainable urban growth.

DESIRED DEVELOPMENT CONCEPT

it is essential to 
identify a desirable development concept for Erf 1519 Kenton on Sea - based on the guidelines and imperatives gleaned from the SDF
2023. This desirable development concept is described below:

The development needs to be be focused within the identified urban nodes or along corridors. These locations are chosen for 
their maximum accessibility and potential to act as catalysts for new growth and development.
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 The proposed development needs to further the goals of the stated CBD expansion initiatives, like the proposed northern 
extension of Port Alfred's CBD and the River Road CBD Extension in Kenton on Sea.  Proposals would aim to strengthen these 
areas, improve linkages. enable upgrading and provide opportunities for mixed-use developments. 

 The development should ideally involve a mix of building types and uses, integrating residential, commercial, retail, and office 
spaces within the same area, and often within the same building. The existing Kenton-on-Sea  River Road, double-storey 
buildings already demonstrate mixed uses with shops on the ground floor and flats on upper floors. The expectation is for 
areas like River Road to become "activity corridors" with increasing office and home businesses alongside existing retail and 
hospitality. 
The intended development should promote the intensification of land uses.

 The development should feature higher-density residential components, meaning a greater number of housing units per land 
area, typically in multi-storey formats like flats or apartments, which is a direct counter to urban sprawl and low-density 
development, making more efficient use of resources and existing infrastructure. 

 Importantly, these high-density residential areas should be well-located, offering better access to social and economic 
opportunities like places of employment, public transport, and social amenities.  

 Such developments should prioritize urban renewal and infill development, meaning it would focus on redeveloping existing 
areas and utilising vacant or underutilised land parcels within the current urban footprint before expanding outwards. This 
aligns with the "Managed Development" scenario promoted in the SDF. 

 Such developments should promote urban economic development to alleviate poverty, increase employment opportunities, 
and stimulate economic activity. 

In essence, a development meeting these guidelines would promote vibrant, compact urban centres (or extensions thereof) where 
people can live, work, shop, and access services within close proximity, supported by efficient infrastructure and public spaces, and 
designed to foster both economic growth and social equity. 
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7 DEVELOPMENT PROPOSAL 
a development on Erf 1519 Kenton on Sea which is aligned to the SDF 

guidelines, the following development proposal is made. The proposed mixed-use development will consist of flats offices and shops. 
Due to the acute shortage of affordable accommodation, the intention is for the flats to be occupied on a long term rental basis.  

The preliminary SDP provides an indication of the proposal which could consist of 6 flats. and 4 offices and 2 shops. The flats will be 
located on the first floor. No flats are proposed to be accommodated on the ground floor. 

 

Figure 11:Proposed Site Plan/Ground Floor Plan. 
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ACCESS, CIRCULATION AND PARKING

Access via River Road (North) and Ocean Avenue (South)
Parking Provided: 15 bays including:

o Standard parking
o Dedicated disability parking
o Loading zone (6x4 m)

Surface: Charcoal paving throughout parking and circulation areas

FIGURE 12: ACCESS CONFIGURATION - EXTRACT FROM TRAFFIC ASSESSMENT (EAS)
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BUILDING COMPOSITION

The development consists of two blocks Block A and Block B each with ground and first floor components.

7.2.1 BLOCK A:

Ground Floor:
o 4 x Office Units (43 m² each) with private timber decks (13 m² each)
o Ancillary facilities: Store/WC (12 m²), Staff WC, gas bottle cages, water tanks

First Floor:
o 4 x Flats (43 m² each) with private timber decks (11 13 m²)
o Shared balcony of 31 m²

Block A Total: 667 m²

FIGURE 13: PROPOSED FIRST FLOOR BLOCK A
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7.2.2 BLOCK B: 

 Ground Floor: 
o  2 x Shop Units (43 m² each) with timber decks (15 m² each) 

 First Floor: 
o 2 x Flats (43 m² each) with shared balcony (15 m²) 

 Block B Total: 217 m² 

 

 
FIGURE 14: PROPOSED FIRST FLOOR (BLOCK B) 

 

7.2.3 STOREYS, MAXIMUM HEIGHT AND ELEVATIONS 

The structure will have a height of 2 storeys and will be a maximum height of 7.788m above ground level. The proposed First Floor in 
Block B (southern Block) can accommodate 2 dwelling units/flats. The proposed first Floor of Block A (Northern Cape) can accommodate 
4 dwelling units/flats. It is proposed that some of these units contain a mezzanine floor (Bedroom). 

 

 
FIGURE 15: HEIGHT OF STRUCTURES  
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North River Rd Elevation 

 

 
FIGURE 16: WEST ELEVATION 

7.2.4 LANDSCAPE & TERRACING 

 Site is terraced using pre-cast concrete retaining block walls 
 No trees will be removed for tank installations 
 Grassed terraces soften the built form and prevent erosion 
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LAND USE APPLICATIONS

The proposed development can be accommodated within the Business Zone 1 land use zone as the land uses are compatible, and the 
flats/dwelling units are located on the first floor.

7.3.1 REZONING TO BUSINESS ZONE 1

As the SDF promotes the development of High Density Residential as well as mixed use on the property it is proposed to rezone it to 
Business Zone 1. This zone permits both General Business as well as General Residential Uses (Above ground floor). The development 
parameters are set out in the extract below:

FIGURE 17:BUS ZONE 1 PARAMETERS EXTRACT FROM LUS SCHEME 2019

The proposed development will comply with these development parameters.

CIVIL SERVICES 

This section outlines the engineering considerations for water, sewerage, stormwater, solid waste, and electricity services to support 
the proposed development, based on professional consultation and site assessment conducted by MBB Consulting Engineers. A copy 
of the engineering report is included with the submission documentation.

7.4.1 WATER SUPPLY

Municipal Supply - The primary water source will be a bulk municipal connection to a 150 mm water main in Ocean Avenue, with 
adequate existing pressure and capacity. However, the Ndlambe Local Municipality (NLM) has flagged water supply constraints, 
prompting a strong recommendation for alternative water-saving measures.

Water Demand and Efficiency - The estimated average daily demand (AADD) is 9 kL/day, based on 750 L per dwelling per day.

Through water-saving technologies, demand is reduced to 3.81 kL/day, ensuring minimal impact on municipal infrastructure.

Water-Saving Measures - Water-efficient fixtures (low-flow taps, showers, and dual/low-flush toilets) are proposed, achieving a 50% 
reduction in potable water use.

Rainwater harvesting from ±488 m² of roof area will provide an additional 0.69 kL/day, with each unit supplied by a 5 kL backup tank.
These combined interventions reduce municipal water reliance by more than 57%, affirming the development's alignment with 
sustainable design principles.
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Internal Reticulation - A high-density polyethylene (HDPE) pipe network will be installed with capacity to support firefighting and 
domestic needs. 

7.4.2 SEWERAGE 

No waterborne sewerage infrastructure exists in this part of Kenton-on-Sea.  Each unit will be equipped with a 5.5 kL conservancy tank, 
with effluent removed and disposed of at a registered municipal wastewater treatment facility consistent with existing practices in 
the area. 

Estimated daily effluent generation is 4.5 kL/day, matching the adjusted water usage levels. 

7.4.3 STORMWATER MANAGEMENT 

Erf 1519 is "well drained," naturally sloping towards its lowest point at the intersection of Ocean Avenue and River Road. The 
stormwater system utilizes this natural drainage direction, channeling runoff from the south-eastern and north-western areas via road 
or paving kerbside channels toward an existing catchpit at this intersection. While the paving of parking areas will increase surface 
runoff, this effect is mitigated by the mandatory implementation of rainwater harvesting from all roofs in the development. As a result 
of this measure, the post-development stormwater runoff is anticipated to be only marginally higher than pre-development levels, 
leading the engineers to conclude that the existing municipal infrastructure is fully capable of coping with the resulting flow. 

7.4.4 SOLID WASTE MANAGEMENT 

Domestic waste from the development will be collected by the Ndlambe Local Municipality and disposed of at the municipal waste 
disposal site. This is in accordance with standard municipal procedures for residential and business premises in the area. 

7.4.5 ELECTRICITY SUPPLY 

The development is located directly adjacent to an existing municipal transformer, with no capacity constraints noted. The estimated 
total daily consumption is 65 117 kWh for a fully electric solution; however, a hybrid approach is recommended to reduce load. 

Hybrid Energy Strategy - Solar panels, gas for cooking and heating, and electricity only for essential backup functions are proposed. 

This will reduce daily demand to 39 65 kWh, a load well within the capacity of existing infrastructure. 

7.4.6 ACCESS AND PAVEMENT DESIGN 

Primary access to the site will be via Ocean Avenue. 

 The access road and parking areas will be paved with: 
 60 mm interlocking concrete pavers (25 MPa), 
 150 mm G5 sub-base, 
 Proper road bed preparation and compaction. 

This durable and practical paving solution ensures safe access for both vehicles and pedestrians and integrates with municipal 
stormwater channels. 

7.4.7 SERVICES IMPACT SUMMARY  

The proposed development has been planned taking existing infrastructure limitations and local environmental conditions into account. 
The implementation of water-saving technologies, sustainable energy systems, and conservancy-based sanitation ensures that the 
development will place minimal additional burden on municipal services. The civil services strategy demonstrates clear alignment with 
responsible planning principles and the long-term infrastructure vision of Ndlambe Municipality. 

7.4.8 COMMENT FROM MUNICIPAL ENGINEERING DEPARTMENT 

Mr Thulani Maluleke, Deputy Director in the Infrastructural Development & Planning Department, commented on the Civil Services 
Report prepared by MBB Consulting Engineers for the proposed Estuary Square development on Erf 1519. The Municipality 
acknowledged the report, confirming that basic bulk water, sanitation, and solid waste services are available to support the 
development. the Infrastructural Development & Planning Department initially identified a typing error in Section 3.1 (Water Demand) 
of the submitted Revision 2, noting that the Annual Average Daily Demand (AADD) was stated incorrectly. This typing error has been 
addressed in the latest engineering report (Revision 5, dated 16 June 2025. While confirming that connecting to the existing 150mm 
water main in Ocean Avenue is technically feasible, the Municipality stressed that due to current serious water shortages and 
infrastructure constraints, the Department indicated that may not always be met. 
Consequently, the Municipality strongly supports and requires  the implementation of water-efficient fixtures, rainwater harvesting, 
and greywater re-use as mandatory supplementary measures to ensure the development remains sustainable and reduces reliance on 
constrained municipal supply.  
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Should the development be approved, the developer is required to consult the infrastructure department prior to the commencement 
of the construction work, to ensure that all municipal concerns are adhered to, including compliance with municipal by-laws regarding 
the supported use of conservancy tanks for sanitation.

TRAFFIC IMPACT 

This summary outlines the findings and outcomes of the Traffic Impact Statement (TIS) prepared by EAS 

Engineering Advice & Services (Pty) Ltd was appointed by the Howard Family Trust in May 2025 to prepare this Traffic Impact Statement. 
The main objectives of the study were to:

Determine the extent and nature of traffic generated by the proposed development.

Assess the impact of this traffic on the associated road network.

Devise solutions for any identified problems.

Evaluate the suitability and safety of proposed access and egress points.

Assess the capacity of the existing and future road network within the influence radius.

Identify any required road upgrading measures.

Ultimately, satisfy the Ndlambe Local Municipality that the traffic impact is within acceptable limits and that suggested 
mitigation measures conform to authority standards.

The methodology followed the guidelines set by TMH 16 Volume 1 - South African Traffic Impact and Site Assessment Manual. Given 
the scope, the development was considered small-sized, and the assessment focused on a 2025 development horizon. Traffic 
generation rates were determined using TMH 17 Volume 1 - South African Trip Data Manual. The study area encompassed the adjacent 
intersection of River Road and Ocean Avenue, as all trips to and from Erf 1519 are expected to use these roads and this intersection.

Current Land Use, Environs, and Road Network: Erf 1519 is approximately 978m² and is currently vacant, zoned for Residential Zone 1 
purposes. It is located southwest of the existing business node on Kenton Road. Surrounding land use includes commercial properties 
to the north and along River Road, vacant land to the northwest, and residential properties to the south.

The road network in the study area comprises:

Kenton Road: A Class U4A municipal commercial collector road, 6.4m wide, surfaced with block pavers, and in good condition.

River Road: A Class U5B residential street, 6.4m wide, not kerbed, and in fair condition.

Ocean Avenue: Classified as a Class U4A Commercial Street north of River Road and a Class U5B residential street south of 
River Road, 4.5m to 5m wide, not kerbed, and in fair to poor condition, except for its block-paved intersection with River Road, 
which is in good condition. The posted speed limit on all these roads is 60km/h. No formal public transport facilities or 
dedicated pedestrian facilities are currently in place along Kenton Road, River Road, or Ocean Avenue.

Spatial Development Framework Alignment: The Ndlambe Spatial Development Framework (SDF) of 2023 provides for the subject site 
to be used for business purposes, promoting it for CBD expansion. The proposed rezoning and development are aligned with these 
SDF guidelines.

7.5.1 TRAFFIC ANALYSIS AND IMPACT ASSESSMENT FINDINGS:

1. Existing Traffic Conditions (Before Development):

o Peak hour traffic turning movement counts were conducted at the River Road / Ocean Avenue intersection on 
Thursday, 26 June 2025.

o The intersection was analyzed using the SIDRA Intersection 10 Network capacity analysis method, applying Highway 
Capacity Manual (6) gap acceptance criteria for unsignalised intersections.

o No capacity problems are experienced at the affected intersection under existing conditions. The intersection 
operates at Level of Service (LOS) C for both AM and PM peak hours (with control delays of 15.5 seconds in AM and 
16.2 seconds in PM). LOS D is considered an acceptable design standard.

2. Access Arrangements:

o Access to on-site parking is proposed from both Kenton Road and Ocean Avenue.

o Sight distances from the proposed access points are considered acceptable, provided existing vegetation is trimmed 
back.
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o It is recommended that the Kenton Road access point be restricted to the eastern edge of the site to minimize conflict 
along the property frontage.

3. Trip Generation and Distribution (After Development):

o For the studio component (348m²), office use trip generation rates were applied, as this best represents the intended 
use.

o The proposed development (6 apartments and 348m² studios) is estimated to generate a total of 11 peak hour trips. 

For apartments, 0.65 trips per unit were used.

For offices, 2.10 trips per 100m² (AM peak) and 1 trip per unit (PM peak) were used.

o The distribution of these generated trips was estimated based on observed traffic flows and the location of 
employment/residential areas.

4. Capacity Analysis After Development:

o Normal Weekday Conditions (2025 After Development): The additional traffic generated by the proposed 
development has little to no impact on the operation of the affected intersection in terms of capacity. The 
intersection is projected to continue operating at LOS C for both AM and PM peak hours (with control delays of 16.1 
seconds in AM and 15.3 seconds in PM).

o Peak Season Weekday Conditions (2025 After Development): Given that the area experiences substantial seasonal 
traffic fluctuations, the study also assessed the impact during peak holiday periods. Surveyed traffic volumes (June 
2025) were escalated by a factor of 1.50 to reflect 80% of the December peak season average, which is considered a 
realistic worst-case scenario as it occurs only on approximately 11 days throughout the year. Even under these peak 
season conditions, the additional traffic from the proposed development has little to no impact on the operation of 
the affected intersection in terms of capacity. The intersection is projected to operate at LOS C for both AM and PM 
peak hours (with control delays of 17.1 seconds in AM and 15.8 seconds in PM).

5. Parking, Delivery, and Pedestrian Arrangements:

o The Ndlambe Municipality Land Use Scheme requires 1 bay per residential unit and 2 bays per 100m² for shops 
(studios). The development provides 15 parking bays on the erf, which are considered sufficient.

o If required, deliveries will be accommodated by light delivery vehicles using the provided on-site parking bays.

o Provision for pedestrian movement has been made on the site to access buildings, and no additional public transport 
or pedestrian facilities are required in the vicinity.

7.5.2 CONCLUSIONS SUPPORTING REZONING:

Based on the comprehensive study, the following conclusions strongly support the proposed rezoning:

The affected intersection (Kenton Road / River Road / Ocean Avenue) currently operates without capacity problems during 
both normal and peak season periods.

Access to Erf 1519 can be safely accommodated from Kenton Road and Ocean Avenue, provided the Kenton Road access is 
configured as shown in Figure 8 of the EAS report.

The proposed uses will generate a minimal number of peak hour trips (11 trips), which will have a negligible impact on the 
surrounding road network.

After the development, the affected intersection will continue to operate at acceptable Levels of Service (C) during both 
normal and peak season conditions for the 2025 development horizon.

No additional public transport or pedestrian facilities are deemed necessary.

The proposed development aligns with the Ndlambe Spatial Development Framework which encourages investment and 
sustainable development, particularly the expansion of the CBD.

OPEN SPACE REQUIREMENTS

No additional Open Space is required in terms of the zoning scheme regulations. Sufficient open space is available within walking 
distance of the site. This includes access to both the Bushmans River as well as Middle Beach recreation areas.
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THE RESPECTIVE RIGHTS AND OBLIGATIONS OF ALL AFFECTED;

The Municipality has the obligation to ensure that the constitutional objectives are met. In addition, the Municipality has the obligation 
to ensure that all parties have a safe and heathy environment. By implication this means that the Municipality needs to ensure that the 
proposed development does not negatively affect the environment of the surrounding area.

The Municipality has the obligation to provide effective services to the area and the site.

The Applicant has the right to undertake the development of the property and the use without negatively impacting on the surrounding 
area.

THE IMPACT OF THE PROPOSAL IN TERMS OF HERITAGE CONSERVATION;

The proposed change in land use will have no negative impact from a heritage perspective.

THE INFLUENCE OF THE PROPOSAL ON SURROUNDING FACILITIES SUCH AS SCHOOLS AND OTHER 

COMMUNITY FACILITIES IF THE APPLICATION LEADS TO AN INCREASE IN THE RESIDENTS OF THE AREA ;

The proposal will have a minor impact on the demand for community facilities due to the increase in the number of residents. This 
impact is accepted to be minor and can be accommodated by the existing facilities.

The Kenton Primary School is located in close proximity to the north of the site. The site falls within the CBD, which enables easy access 
by the residents of the development to the services and facilities provided here.

Erf 1519 is located on River Road which is a primary route within Kenton on Sea. This ensures effective vehicular access within Kenton 
and also to the N2 national Route via Ocen Avenue.

EXISTING CHARACTER

River Road (East of Ocean Avenue)

The character of the area along River Road from Ocean Avenue toward the East is typical of the CBD of a Coastal Settlement. It is
dominated by a mix of offices, retail, tourism and its associated economic activity. This is particularly relevant to the properties on the 
northern side of River Road. This area has a mixed commercial and retail character. The uses of the properties to the south of River 
Road between Ocean Avenue and Middle Beach Road is a mix of vacant property and scattered residential houses.

FIGURE 18:VIEW DOWN RIVER ROAD TOWARD OCEAN AVENUE INTERSECTION.

Alfred Road

The block bordered by River, Alfred, Middle Beach and ocean Avenue is purely commercial in character.
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FIGURE 19:VIEW UP OCEAN AVENUE TOWARD ALFRED ROAD 

River Road (West of Ocean Avenue) 

This area has a predominantly residential character and consists of vacant as well as dwelling/residential uses. The property North West 
of the Ocean Avenue and River Road intersection is to be developed for higher density residential purposes. 

 
FIGURE 20:VIEW DOWN RIVER ROAD TOWARDS THE EAST 

7.10.1 INFLUENCE OF THE PROPOSAL ON THE EXISTING CHARACTER 

The proposed development is a mix of residential uses as well as a small commercial component. It has the same character as the uses 
to the north and east along River Road.  

It must also be noted that the SDF earmarks Erf 1519 for change to accommodate expansion of the CBD. This development application 
therefore gives effect to the intended character change proposed in the SDF. 

7.10.2 PRIVACY AND VIEW 

The development has been orientated towards the North and all the living areas of the flats have been located on the northern side of 
the structures. This will ensure that the surrounding properties are not impacted on from a privacy perspective. 

The development will not impact on view. 
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8 DEVELOPMENT PRINCIPLES AND NORMS & STANDARDS AS 

CONTEMPLATED IN CHAPTER 2 OF SPLUMA;
The general principles set out in Chapter 2 of the SPLUMA apply to all of state organs and other authorities responsible for the 
implementation of legislation regulating the use and development of land, and guide -

(a) The preparation, adoption and implementation of any spatial development framework, policy or by laws concerning 
spatial planning and the development or use of land;

(b) The compilation, implementation and administration of any land use scheme or other regulatory mechanism for the 
management of the use of land;

(c) The sustainable use and development of land
(d) The consideration by competent authority of any application that impacts or may impact upon the use and development 

of land and
(e) The performance of any function in terms of this Act or any other law regulating spatial planning and land use 

management.

As the above highlighted instances of land development activities will be affected during the consideration of this application the 
relevant Chapter 2 Development Principles are addressed below: 

SPATIAL JUSTICE

In the broadest sense, spatial (in)justice refers to an intentional and focused emphasis on the spatial or geographical aspects of justice 
and injustice.  As a starting point, this involves the fair and equitable distribution in space of socially valued resources and the 
opportunities to use them. 

Spatial Justice 

Land development procedures must include provisions 
that accommodate access to secure tenure and the 
incremental upgrading of informal areas

Not applicable to this proposal

a Municipal Planning tribunal considering an 
application before it, may not be impeded or restricted 
in the exercise of its discretion solely on the ground 
that the value of land or property is affected by the 
outcome of the application

The proposal will not negatively affect the values of 
surrounding properties.
This proposal will support the principle of spatial justice 
in  that it will provide benefit to the broader Kenton 
Community by alleviating parking congestion.
The proposed development will be in keeping with the 
surrounding character and will not prevent the 
surrounding owners from giving effect to their current 
land use rights

SPATIAL SUSTAINABILITY

Sustainable development implies that products designed for today's needs should not harm people and nature anywhere and should 
not limit the well-being of people and nature later. 

Spatial Sustainability

Promote land development that is within the fiscal, 
institutional and administrative means of the Republic

There is no negative impact on the fiscal, institutional 
and administrative means of the Republic

Ensure that special consideration is given to the 
protection of prime and unique agricultural land

No prime and unique agricultural land will be 
negatively affected.



Erf 1519 Kenton-on-sea October 2025 26

Uphold consistency of land use measures in 
accordance with environmental management 
instruments

No NEMA applications are required
The proposed development will not take place within 
a sensitive environmental area.

Consider all current and future costs to all parties for 
the provision of infrastructure and social services in 
land developments

The development will be accommodated within the 
existing infrastructure network
The development is in the town central business 
district (CBD)

Promote land development in locations that are 
sustainable and limit urban sprawl

The development falls within the urban growth 
boundary and will therefore not contribute to urban 
sprawl.
The development is to take place within the town 
central business district (CBD)
The proposed use of Erf 1519 will give effect to the 
proposals contained in the MSDF which earmarks the 
erf for expansion of the CBD.

Result in communities that are viable The proposed development and usage will take place 
within the existing CBD and also within the proposed 
expansion thereof. 
The appropriate usage of the property will ensure that 
the Kenton-on Sea community remains viable into the 
future.
The proposal does not in any way trigger urban sprawl.

SPATIAL RESILIENCE AND EFFICIENCY

The application will ensure that the existing land is used to its maximum potential and in an affordable and effective manner. The 
development will also take place within the urban edge, will not enable urban sprawl and will therefore assist to achieve spatial 
resilience in the settlement of Kenton-on-Sea.

The proposals will make sure that the existing property can be developed to its maximum potential in affordable and resilient manner.

This principle also refers to the flexibility of plans, policy and land use management systems. The expansion of the retail outlets will 
support the existing services offered to the broader community.

GOOD GOVERNANCE

Prior to implementation the necessary legislative approvals will be obtained to ensure legislative compliance. The processes and 
procedures prescribed in terms of the Ndlambe Bylaws with respect to public participation advertising and approval procedures will be 
followed. This application will be advertised, and surrounding owners notified by registered post.

SUMMARY

The proposed development on Erf 1519 Kenton-on-Sea demonstrates strong compliance with the development principles set out in 
Chapter 2 of the Spatial Planning and Land Use Management Act, 2013 (Act No. 16 of 2013).

Firstly, it adheres to the principle of spatial justice by providing a benefit to the broader Kenton Community through the alleviation of 
parking congestion. The proposal also ensures it will not negatively affect the values of surrounding properties or prevent existing land 
use rights.

Secondly, the development champions spatial sustainability by having no negative impact on fiscal, institutional, or administrative 
means, nor affecting prime agricultural or sensitive environmental land. It is designed to be accommodated within the existing 
infrastructure network and is strategically located within the Kenton Central Business District (CBD) and its proposed expansion area, 
thereby limiting urban sprawl and supporting the Ndlambe Spatial Development Framework (SDF) 2023. This alignment ensures the 
long-term viability of the Kenton-on-Sea community.

Thirdly, the principle of efficiency is met through the optimisation of existing resources and infrastructure. The civil services strategy 
responsibly plans for and minimises additional burden on municipal services through water-saving technologies and rainwater 
harvesting, reducing municipal water reliance by over 57%. Sewerage is managed with 5.5 kL conservancy tanks consistent with existing 
practices, and a hybrid energy strategy (solar, gas, electricity backup) keeps electricity demand within existing infrastructure capacity. 
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Furthermore, the Traffic Impact Statement (TIS) concludes a negligible increase of only 11 peak hour trips, maintaining an acceptable 
Level of Service (LOS C) for the affected intersection, indicating minimal traffic impact and efficient use of the road network.

Fourthly, spatial resilience is addressed by ensuring the existing land is used to its maximum potential in an affordable and effective 
manner, taking place within the urban edge and not contributing to urban sprawl, thus assisting in achieving spatial resilience for 
Kenton-on-Sea. The expansion of retail outlets also supports existing services, enhancing community robustness.

Finally, while the memorandum refers to "Good Governance", the project aligns with the principle of good administration as 
contemplated in SPLUMA Chapter 2. This is demonstrated by the commitment to obtaining all necessary legislative approvals, adhering 
to the processes and procedures prescribed by the Ndlambe By-laws, including public participation and advertisement, and notifying 
surrounding owners by registered post.

9 DESIRABILITY
Section 53(4) of the Ndlambe Spatial Planning and Land Use Management (SPLUMA) By-law sets out the desirability criteria against 
which proposed development is to be measured. The By-law states that desirability is the degree of acceptability of the proposed land 
utilisation, and it considers various factors. The proposed development on Erf 1519 Kenton-on-Sea is assessed against these desirability 
criteria.

THE LAND S SUITABILITY FOR PROPOSED UTILISATION OF LAND IN TERMS OF LOCATION, ACCESSIBILITY 

AND PHYSICAL CHARACTERISTICS:

Location: Erf 1519 is located to the east of the intersection of Kenton Road and Ocean Avenue within the Kenton Central Business 
District (CBD). The Municipal Spatial Development Framework (SDF) 2023 specifically promotes the expansion of the Kenton CBD, and 
Erf 1519 falls within an area promoted for CBD Expansion/High Density Residential/Mixed Use land uses. The development aims to 
utilise a currently vacant property.

Accessibility: Access to the site will be via Ocean Avenue and River Road, with access to on-site parking proposed from both roads. The 
access and parking areas will be paved for safe and controlled access. The site's location on River Road, a primary route, ensures 
effective vehicular access within Kenton and to the N2 national route via Ocean Avenue.

Physical Characteristics: The site's topography naturally facilitates stormwater drainage, sloping from northeast to southwest. The 
height of the structure is proposed to be two storeys, with a maximum height of 7.788m above ground level, which is less than that 
permitted in the proposed zoning parameters.

Overall: The proposal aligns with the SDF's vision for densification, CBD expansion and mixed use developments, making the location 
suitable for the proposed integrated business and residential development.

CONFORMITY WITH THE MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK OR THE LOCAL SPATIAL 

DEVELOPMENT FRAMEWORK, IF APPLICABLE:

The proposed rezoning and development are aligned with the Ndlambe Spatial Development Framework (SDF) 2023 guidelines. The 
SDF promotes the development of High Density Residential, CBD Expansion and Mixed-Use land uses on Erf 1519. It also explicitly 
promotes the expansion of the Kenton CBD, and the development gives effect to this intended character change. The development
supports the SDF's goal of creating more efficient and compact towns by enabling densification and intensification of land uses within
urban areas and identified nodes. It promotes development within the urban growth boundary, thus not contributing to urban sprawl.

THE COMPATIBILITY OF THE PROPOSED UTILISATION OF LAND WITH THE CHARACTER AND THE EXISTING 

SPATIAL STRUCTURE OF THE SURROUNDING AREA:

The area along River Road (East of Ocean Avenue) is characterised by a mix of offices, retail, tourism, and associated economic activity, 
reflecting a mixed commercial and retail character typical of a coastal settlement's CBD. The proposed development, being a mix of 
residential uses and a commercial component, shares the same character as the uses to the north and east along River Road. The SDF 
specifically earmarks Erf 1519 for CBD expansion, indicating that the proposed change in character is intended and supported by 
municipal planning.

THE ACCESSIBILITY OF THE LAND REGARDING EXISTING DEVELOPMENT AND INFRASTRUCTURE:

The site has existing access points via River Road and Ocean Avenue. The development is well-located within the CBD, enabling easy 
access by residents to existing services and facilities. The proposal intends to use existing infrastructure networks.
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THE COST AND AVAILABILITY OF REQUIRED SERVICES AND INFRASTRUCTURE:

Water Supply: The development will connect to an existing municipal water main. While Ndlambe Municipality has water supply 
constraints, the proposal incorporates water-saving technologies and rainwater harvesting, reducing municipal water reliance by over 
57%.

Sewerage: Since no waterborne sewerage infrastructure exists, each unit will have a 5.5 kL conservancy tank, with effluent removed 
by the municipality, which is consistent with existing practices in the area.

Stormwater Management: The site's natural topography aids drainage, and rainwater harvesting will mitigate increased runoff, leading 
to only marginally greater post-development impact on municipal stormwater infrastructure.

Solid Waste: Domestic waste will be collected and disposed of by the Ndlambe Local Municipality following standard procedures.

Electricity Supply: The development is adjacent to an existing municipal transformer with no capacity constraints. A hybrid energy 
strategy (solar, gas, electricity backup) will keep demand within existing infrastructure capacity.

Overall: The civil services strategy demonstrates an alignment with responsible planning principles and minimises additional burden on 
municipal services through sustainable solutions. The development is intended to be accommodated within the existing infrastructure 
network.

THE EXTERNAL VISUAL IMPACT OF THE PROPOSED UTILISATION OF THE LAND:

The development's building composition consists of two main blocks with ground and first floor components. 
design will be in keeping with the recent developments undertaken in Kenton. The site will be terraced using pre-cast concrete retaining 
block walls, and grassed terraces will soften the built form and prevent erosion. the development will not impact on any rights to view.

ANY POTENTIAL DISRUPTION OF OR DAMAGE TO THE ENVIRONMENT OR PUBLIC NUISANCE AS A RESULT 

OF THE PROPOSED UTILISATION OF LAND AND PROPOSED MITIGATION MEASURES:

A environmental screening report for the proposed development on Erf 1519, Kenton-on-sea , dated 7 August 2025, was prepared by 
Claire De Jongh  - Environmental Assessment Practitioner (EAP- EAPASA: 2021/3519 and SACNASP: 115390). The report's conclusion 
and recommendation section states that it is the "opinion of the EAP" that no Environmental Authorisation is required for the
development proposal.

The environmental screening conducted for the proposed development and rezoning of Erf 1519 from Residential Zone 1 to Business 
Zone 1 concluded that the project can proceed without triggering the need for Environmental Authorisation (EA) in terms of the 
National Environmental Management Act (NEMA) EIA regulations. The site, which is approximately 978 m² in extent and situated in an 
urban area designated for Central Business District (CBD) expansion by the Ndlambe Local Municipality Spatial Development Framework 
(SDF), was assessed for various environmental sensitivities. Although the DFFE National Screening Tool indicated sensitivities such as 
"VERY HIGH" for the Aquatic Biodiversity Theme, the Environmental Assessment Practitioner (EAP) determined that the proposal 

1000m, 
respectively), and the absence of mapped wetlands or watercourses on the property. Furthermore, the site does not fall within mapped 
terrestrial Critical Biodiversity Areas (CBAs) or Ecological Support Areas (ESAs), and the indigenous vegetation (Kasouga Dune Thicket) 
is classified as 'least concern'. This crucial conclusion that no EIA listed activities are triggered by the proposal or the rezoning was 
officially confirmed by the Eastern Cape Department of Economic Development, Environmental Affairs and Tourism (DEDEAT). 

Andries Struwig, Manager: EQM, Cacadu Region, confirmed via email dated 19 September 2025, that neither the rezoning of the 
property nor the subsequent development will trigger any EIA listed activities, although permits may still be required from DEDEAT and 
the Forestry Branch of DFFE for the clearing of vegetation and disturbance or removal of protected plants or trees (such as Milkwoods) 
on the site.

The screening report and confirmation email from DEDEAT are included in the submission documentation.

THE POTENTIAL IMPACT ON IMMEDIATE NEIGHBOURS AND EXISTING RIGHTS AS WELL AS THE 

SURROUNDING COMMUNITY:

The development has been oriented towards the North, and all living areas of the dwellings/flats are on the northern side of the 
structures, which will ensure surrounding properties are not impacted from a privacy perspective.

The proposal is stated to be in keeping with the surrounding character and will not prevent surrounding owners from giving effect to 
their current land use rights.
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The development is expected to have a minor impact on the demand for community facilities due to the increase in residents, which 
can be accommodated by existing facilities.

The proposal will support the principle of spatial justice by alleviating parking congestion.

The proposal will not negatively affect the values of surrounding properties.

THE PROPOSED LAYOUT, INCLUDING STREET PATTERN, DENSITY AND OPEN SPACE AND COMMUNITY 

FACILITY PROVISION:

Layout: The development consists of two main blocks (A and B) with 6 dwelling units/flats 4 offices and 2 shops. Dwellings/flats are 
located on the first floor in compliance with the proposed zoning parameters.

Density: The proposal involves higher-density residential components (flats on upper floors), which directly counters urban sprawl and 
promotes efficient use of resources and existing infrastructure, aligning with SDF principles.

Open Space: No additional open space is required in terms of the zoning scheme regulations. The site includes private timber decks 
and shared balconies.

Community Facility Provision: The location within the CBD provides easy access to existing services and facilities. The impact on 
community facilities is considered minor and manageable.

TRAFFIC IMPACT AND ACCESS ARRANGEMENTS:

Access Arrangements: Access is proposed via River Road (North) and Ocean Avenue (South). Sight distances from proposed access 
points are considered acceptable, provided existing vegetation is trimmed. The Kenton Road access point will be restricted to the 
eastern edge of the site to minimise conflict.

Traffic Impact: A Traffic Impact Statement (TIS) concluded that the proposed development is estimated to generate a minimal number 
of peak hour trips (11 trips). The affected intersection (Kenton Road/River Road/Ocean Avenue) currently operates at an acceptable 
Level of Service (LOS C), and even after the development, it is projected to continue operating at LOS C for both normal and peak 
season conditions for the 2025 development horizon. The minimal trip generation will have a negligible impact on the surrounding road 
network.

Parking: The development provides 15 parking bays on the erf, which are considered sufficient based on municipal requirements 

Pedestrian Facilities: Provision for pedestrian movement has been made on the site to access buildings, and no additional public 
transport or pedestrian facilities are deemed necessary in the vicinity.

SPLUMA CHAPTER 2 ALIGNMENT

The proposed development on Erf 1519 Kenton-on-Sea demonstrates strong compliance with the development principles set out in 
Chapter 2 of the Spatial Planning and Land Use Management Act, 2013 (Act No. 16 of 2013). It upholds spatial justice by providing a
benefit to the broader Kenton community through the alleviation of parking congestion and ensures no negative impact on surrounding 
property values or existing land use rights. Spatial sustainability is achieved through the development's strategic location within the 
Kenton CBD, designated for expansion and higher-density mixed-use development in the Ndlambe Spatial Development Framework 
(SDF) 2023, thereby limiting urban sprawl and being accommodated within existing infrastructure without affecting prime agricultural 
or sensitive environmental land. The principle of efficiency is clearly met by optimising existing resources: water-saving technologies 
and rainwater harvesting are projected to reduce municipal water reliance by over 57%, sewerage will utilise conservancy tanks 
consistent with existing practices, and a hybrid energy strategy will keep electricity demand within existing infrastructure capacity, all 
while demonstrating a negligible traffic impact of only 11 peak hour trips and maintaining an acceptable Level of Service (LOS C) for the 
affected intersection. Moreover, the proposal supports spatial resilience by ensuring the existing land is used to its maximum potential 
within the urban edge and by fostering the expansion of retail outlets that support existing community services. Lastly, the project 
aligns with good administration through its commitment to obtaining all necessary legislative approvals and adhering to prescribed 
processes, including public participation and notification of surrounding owners.

CONCLUSION

9.12.1 PROPOSED ZONING CHANGE

The proposed development on Erf 1519 Kenton-on-Sea has been thoroughly assessed against the desirability criteria set out in Section 
53(4) of the Ndlambe Spatial Planning and Land Use Management (SPLUMA) By-law, which defines desirability as the degree of 
acceptability of the proposed land utilisation.
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The assessment concludes that the proposal demonstrates strong compliance with these criteria, primarily driven by its alignment 
with the Ndlambe Spatial Development Framework (SDF) 2023. The site's location within the Kenton CBD, designated as a "Sub-District 
Centre" and identified for CBD expansion and High Density Residential/Mixed Use land uses in the SDF, renders it highly suitable for 
the proposed integrated business and residential development. This directly supports the SDF's vision for creating more efficient and 
compact towns by promoting densification within urban growth boundaries and identified nodes, countering urban sprawl. 

Furthermore, the proposed mixed residential and commercial use is compatible with the existing and intended character of the 
surrounding River Road area, which is already a blend of offices, retail, and tourism activities. Accessibility is well-addressed with 
primary access via Ocean Avenue and on-site parking from both Kenton Road and Ocean Avenue, ensuring safe vehicular access and 
minimal traffic impact, with the Traffic Impact Statement concluding a negligible increase of only 11 peak hour trips and maintaining 
an acceptable Level of Service (LOS C) for the affected intersection. 

Crucially, the development's civil services strategy demonstrates responsible planning and minimisation of additional burden on 
municipal services through sustainable solutions. This includes the use of water-saving technologies and rainwater harvesting to reduce 
municipal water reliance by over 57%, the implementation of 5.5 kL conservancy tanks for sewerage consistent with existing area 
practices, and a hybrid energy strategy (solar, gas, electricity backup) to keep electricity demand within existing infrastructure capacity. 
The external visual impact is carefully managed through terracing and soft landscaping, and the design ensures no negative impact on 
privacy or existing views of surrounding properties due to northern orientation of living areas. The proposal also indicates no significant 
environmental disruption, as no NEMA applications are required and no sensitive environmental areas are impacted.  

9.12.2 REMOVAL OF RESTRICTIONS 

The proposed removal of restrictive conditions C6(a), C6(b), C6(b)(i), and C6(b)(ii) from Deed No T27688/2023 for Erf 1519 Kenton-on-
Sea is motivated in terms of Section 69(5) of the Ndlambe Spatial Planning and Land Use Management (SPLUMA) By-law [4, 15, 69(5)]. 
These conditions, originally imposed in 1988 when town planning schemes were less prevalent, limited the erf's use to dwelling 
construction and imposed outdated building line restrictions. Their removal is justified as they are now obsolete, given that the 
Ndlambe Municipality has since adopted a modern Integrated Land Use Scheme (ILUS) and a Land Use By-law, which effectively manage 
and control land use and development parameters. 

In terms of Section 69(5)(a) and (b), the removal will not negatively impact the Municipality (as the Administrator's successor) or 
surrounding residents, as the new scheme provides effective land use management and current planning legislation adequately 
manages property extent and use, ensuring no negative effect on surrounding property values or existing land use rights. Conversely, 
the removal offers significant personal benefits to the applicant by enabling the effective and full development of the property for 
an integrated business and residential development [18, 6(c)]. 

Crucially, the removal aligns with Section 69(5)(e), providing substantial social benefit by enabling the Ndlambe Spatial Development 
Framework (SDF) 2023 proposals for the area. The SDF earmarks Erf 1519 for CBD expansion, mixed-use, and high-density residential 
development, aiming to create a more efficient and compact town by promoting densification and mixed-use development within 
urban growth boundaries. This development, made possible by the restriction removal, supports spatial justice by alleviating parking 
congestion within Kenton, limits urban sprawl, and is accommodated within existing infrastructure with minimal additional burden. 
The project's civil services strategy, including water-saving technologies reducing municipal water reliance by over 57%  and a hybrid 
energy approach, demonstrates efficiency and spatial sustainability. Furthermore, the Traffic Impact Statement (TIS) concludes a 
negligible increase of only 11 peak hour trips, maintaining an acceptable Level of Service (LOS C) for the affected intersection, ensuring 
efficient use of the road network. Finally, the removal targets specific outdated conditions, with modern municipal land use tools 
ensuring continued effective management without detriment to society, addressing Section 69(5)(f). 
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ENVIRONMENTAL SCREENING FOR PROPOSED DEVELOPMENT ON ERF 1519, KENTON-ON-SEA,
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Theme Sensitivity in STR EAP comment
1 Agriculture Theme MEDIUM Zoned as residential 1. Not used for agricultural . 

NA.
2 Animal species Theme MEDIUM Small site and not connected to any open space / 

undeveloped areas. Site is 974m2.   
3 Aquatic Biodiversity Theme 

Aquatic sensitivities identified in STR ESA 1
VERY HIGH Located approximately 650 meters east of the 

estuary. No wetlands are mapped on the site 
(NFEPA, NWM5); no drainage lines are mapped 
on the site. In terms of the ECBCP, 2019, the 
site sits in an area designated as Aquatic ESA1. 
The depth to groundwater is approximately 22 
m below ground level, with an aquifer 
classification of poor (a recharge of 22 mm / 
annum) and a least vulnerability. The proposal 
on the site is not considered to be a risk to 
aquatic sensitives in the area and taking into 
consideration the surrounding developed area, 
the site is considered a low sensitivity site. 



Theme Sensitivity in STR EAP comment
4 Archaeological and Cultural Heritage Theme LOW No existing structures on site. Site is 974m2.   

NHRA NID not triggered. Any archaeological 
resources uncovered should be reported to 
SAHRA / ECPHRA

5 Civil Aviation Theme HIGH Situated within urban area designated as CBD 
expansion (NLM SDF, 2023)

6 Defense theme LOW Situated within urban area designated as CBD 
expansion (NLM SDF, 2023)

6 Paleontology Theme VERY HIGH Site is 974m2.   NHRA NID not triggered. Any 
palaeontological resources uncovered should be 
reported to SAHRA / ECPHRA

7 Plant Species Theme 
No flora SCC identified in STR. 

LOW Small site and not connected to any open space / 
undeveloped areas. Site is 974m2.   Some 
protected plants could occur on site and require 
permits from DEDET and / or DFFE: Forestry for 
removal / relocation / destruction as required. 

8 Terrestrial Biodiversity Theme 
No terrestrial biodiversity sensitivities 
identified in STR

LOW Small site and not connected to any open space / 
undeveloped areas. Site is 974m2.   Some 
protected plants could occur on site and require 
permits from DEDET and / or DFFE: Forestry for 
removal / relocation / destruction as required.



Identified NEMA EIA Related Listed activity Relevance to project
Listing Notice 1
GNR. 327 - Activity 12
The development of
(ii)infrastructure or structures with a physical footprint of 100 square metres or more; 
where such development occurs
(a) within a watercourse;
(b) in front of a development setback; or
(c) if no development setback exists, within 32 metres of a watercourse, measured
from the edge of a watercourse; 
excluding
(cc) activities listed in activity 14 in Listing Notice 2 of 2014 or activity 14 in Listing 
Notice 3 of 2014, in which case that activity applies;
(dd) where such development occurs within an urban area;

No watercourses within 32 meters of site. 
Site situated in an urban area. 
Not triggered. 

GNR. 327 - Activity 19
The infilling or depositing of any material of more than 10 cubic metres into, or the 
dredging, excavation, removal or moving of soil, sand, shells, shell grit, pebbles or 
rock of more than 10 cubic metres from a watercourse; but excluding where such 
infilling, depositing, dredging, excavation, removal or moving
(a) will occur behind a development setback;
(b) is for maintenance purposes undertaken in accordance with a maintenance 
management plan; 

No watercourses within 32 meters of site. 
Site situated in an urban area. 
Not triggered. 

GNR. 327 - Activity 27
The clearance of an area of 1 hectares or more, but less than 20 hectares of 
indigenous vegetation, except where such clearance of indigenous vegetation is 
required for
(i) the undertaking of a linear activity; or
(ii) maintenance purposes undertaken in accordance with a maintenance
management plan.

Site is 974m2. Not triggered

GNR. 327 - Activity 28
Residential, mixed, retail, commercial, industrial or institutional developments where 
such land was used for agriculture, game farming, equestrian purposes or 
afforestation on or after 01 April 1998 and where such development: 

(i) will occur inside an urban area, where the total land to be developed 
is bigger than 5 hectares; or 

(ii) will occur outside an urban area, where the total land to be developed 
is bigger than 1 hectare; excluding where such land has already been 
developed for residential, mixed, retail, commercial, industrial or 
institutional purposes.

Site is 974m2. 
Site is currently zoned as residential 1. 
Site is within urban area
Not triggered

Listing Notice 2; GNR. 325 Not applicable

Listing Notice 3
GNR. 324 -Activity 12
The clearance of an area of 300 square metres or more of indigenous vegetation 
except where such clearance of indigenous vegetation is required for maintenance 
purposes undertaken in accordance with a maintenance management plan. 
Eastern Cape 
i. Within any critically endangered or endangered ecosystem listed in terms of section 
52 of the NEMBA or prior to the publication of such a list, within an area that has 
been identified as critically endangered in the National Spatial Biodiversity 
Assessment 2004; 
ii. Within critical biodiversity areas identified in bioregional plans;  

Site is 974m2. 
Site is within urban area
Kasouga Dune Thicket(least concern in terms of 
revised list threatened ecosystems, 2022).  
In terms of the Eastern Cape Biodiversity 
Conservation Plan, 2019 (ECBCP) the site does not fall 
within a terrestrial critical biodiversity area (CBA) or 
an ecological support area (ESA); site falls within area 
designated as Aquatic ESA1. 



Identified NEMA EIA Related Listed activity Relevance to project
iii. Within the littoral active zone or 100 metres inland from the high water mark of 
the sea, whichever distance is the greater, excluding where such removal will occur
behind the development setback line on erven in urban areas;
iv. Outside urban areas, within 100 metres inland from an estuarine functional zone; 
or
v. On land, where, at the time of the coming into effect of this Notice or thereafter 
such land was zoned open space, conservation or had an equivalent zoning.

No Bioregional Plan in place for Ndlambe. 
Site falls outside CBA in terms of NLM SDF. 
Site is within urban area does not fall within 100 
meters of estuarine functional zone of either estuary.
Site is currently zoned as residential 1. 
Not triggered. 

GNR. 324 - Activity 14
The development of 
(ii) infrastructure or structures with a physical footprint of 10 square metres or more;
where such development occurs
(a) within a watercourse;
(c) if no development setback has been adopted, within 32 m of a watercourse 
measured form the edge of the watercourse
Eastern Cape 
ii. Inside urban areas:
aa) Areas zoned for use as public open space;
(bb) Areas designated for conservation use in Spatial Development Frameworks
adopted by the competent authority, zoned for a conservation purpose; or
(cc) Areas seawards of the development setback line.

Site is 974m2. 
Site is within urban area. Site is currently zoned as 
residential 1. 
Site falls outside CBA / open space in terms of NLM 
SDF. 
Not triggered. 
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1 INTRODUCTION

1.1 BACKGROUND

Engineering Advice & Services (Pty) Ltd was appointed 
by Howard Family Trust during May 2025 to prepare a 
Traffic Impact Statement for proposed rezoning of erf 
1519, Kenton-on-Sea from Residential Zone 1 to 
Business Zone 1 to facilitate a mixed-use business and 
residential development on the erf. The location of the 
site is indicated on Figure 1 overleaf.

1.2 OBJECTIVES OF THE STUDY

In broad terms, the purpose of the traffic assessment is 
to determine the extent and nature of the traffic generated by the proposed development, assess the impact 
of this traffic on the operation of the associated road network, and devise solutions for any problems 
identified. The following key elements, inter alia, are addressed in this traffic impact assessment:

The suitability and safety of proposals for access to and egress from the site; 

The capacity of the existing and future road network within the influence radius; and

Possible road upgrading measures required to accommodate traffic generated by the proposed 
development.

In general, this report serves to satisfy the Ndlambe Local Municipality that the traffic impact of the rezoning 
application is within acceptable limits and that the suggested mitigation measures conform to the standards 
and parameters set by the authority.

1.3 METHODOLOGY

The approach followed in conducting the traffic impact statement was in accordance with the guidelines set 
by TMH 16 Volume 1- South African Traffic Impact and Site Assessment Manual (1).

Given the extent of the proposed development and in terms of the aforementioned guidelines, the 
development is considered to be a small-sized development. As such, this assessment considered impact for
the development horizon (assumed to be 2025).

The methodology used was as follows:

Present traffic flow patterns were obtained and the affected intersections analysed, where after 
recommendations were made on the present need for road network improvements, without taking the 
proposed development into account;

Given the development extent, trips generated by the development were determined using applicable 
trip generation rates specified in TMH 17 Volume 1 - South African Trip Data Manual (2);

The distribution of the generated trips was estimated where after the generated traffic was assigned to 
the surrounding road network;

The proposed access points were assessed from operational and traffic safety perspectives in terms of 
TRH26: South African Road Classification and Access Management Manual (3);

Operation of affected intersections and the existing access points was analysed to ensure that they 
operate safely at acceptable levels of service and recommendations made on the need for rationalisation
taking cognisance of the proposed development for the 2025 development horizon; 

On-site circulation, parking and delivery aspects were assessed; and

Taking into account the major findings of the study, conclusions were made regarding the financial 
responsibilities of the affected parties for possible required road upgrading measures. 

View of erf 1519 from Kenton Road
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1.4 STUDY AREA  

 Based on the type and extent of the development the study area extended to the adjacent intersection of River 
Road with Ocean Avenue as all trips entering and exiting erf 1519 will approach along these roads and 
through this intersection. 

1.5 ASSUMPTIONS AND LIMITATIONS 

The scope of this TIA is limited to the project as described in this report. The scope only deals with vehicular 
and pedestrian traffic related impacts in the immediate vicinity of erf 1618 and excludes consideration of the 
following: 

 Any vehicular activity outside of a radius of 300m of the site;  

The report is based on a number of assumptions and is subject to certain limitations. These are as follows: 

 That vehicle trips are based on development information supplied by the site owner / developer; 

 That trips generated by the proposed development are distributed to and from the site based on the 
location of the development site, relative to trip attractors (e.g., employment areas, schools, shops) 
and the major road network; and 

 That the site will be used for the purposes as advised by the developer. 

Note further that all figures represented in this Traffic Impact Statement are concept drawings only and are 
not to be used for construction purposes.  These concept drawings are to be developed into engineering 

 for subsequent submission to and approval by the 
relevant road authority officials prior to construction. 

Notwithstanding these assumptions and limitations, it is our view that this Traffic Impact Assessment 
provides the necessary framework to allow the developer to conduct activities within the necessary legal, 
planning and operational requirements set by Ndlambe Local Municipality. 
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2 LAND USE RIGHTS, DEVELOPMENT AND ENVIRONS 

2.1 LAND USE RIGHTS 

Erf 1519, Kenton on Sea measures approximately 978m2 in extent, is zoned for Residential Zone 1 purposes 
and is currently vacant. An application to rezone the property to Business Zone 1 purposes will be submitted 
in due course. This TIS will address the impact of the proposed development on the surrounding road 
network. 

The existing land use rights are reflected on the zoning certificate attached as Annexure A. 

The Town Planning application is also attached as Annexure A. 

2.2 DEVELOPMENT ENVIRONS 

The site is situated in Kenton-on-Sea to the southwest of the existing business node on Kenton Road as 
indicated on Figure 1. 

Land use to the north and along River Road between is commercial in nature.  To the northwest the land is 
vacant while to the south the land use is residential in nature.  

2.3 OVERVIEW OF DEVELOPMENT  

The proposed rezoning is required to facilitate the development of small studios spaces (total of 348 m2) as 
well as 6 residential apartments on the site. 

A total of 15 parking bays are accommodated on the erf with access from two vehicular entrances  one on 
River Road and one on Ocean Avenue. 
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3 DATA COLLECTION 

3.1 PEAK HOUR TRAFFIC VOLUMES 

Peak hour traffic turning movement counts were conducted at the River Road / Ocean Avenue intersection 
on a typical weekday during the AM and PM peak periods on Thursday 26 June 2025. 

The detailed survey data is attached as Annexure B and summarised on Figure 2 below.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 

Figure 2: Existing Peak Hour Traffic Volumes  2025 
 

3.2 DAILY TRAFFIC VOLUMES 

As this study will only assess the impact of the development in the 2025 planning horizon for both normal 
and peak holiday season, traffic volumes will not be escalated to approximate future conditions (2030). 
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3.3 PEAK SEASON PEAK HOUR TRAFFIC VOLUMES

Given that the proposed development is located in area which experiences substantial seasonal traffic 
fluctuations, this study will also assess the impact of the proposed development during the peak holiday
period. To achieve this, it is necessary to either source peak season volumes or apply an expansion factor to 
adjust normal traffic volumes to reflect peak season volumes.

Normal traffic occurs on a typical weekday during a school term, while peak season traffic is traffic that 
occurs during peak holiday periods i.e., Easter, June/July, September/October and Christmas/New Year.

As stated earlier, surveys were conducted during a typical weekday in June. However, this period does not 
reflect the worst-case scenario, which is normally experienced during December / January.

In the interests of speedily addressing the requirements at the affected intersections as soon as possible 
however, it is necessary to investigate methods to determine traffic growth for future demand during peak 
holiday periods. The approach taken was to use a Modification Factor to expand surveyed peak hour traffic 
volume to a required peak season peak hour making use of variations in traffic flow at a permanent count 
station. 

A paper entitled Quantification of the Natural Variation in Traffic Flow on Selected National Roads in 
South Africa (4) presented at the SA Transport Conference, indicates how a Modification Factor can be used 
to expand surveyed peak hour traffic volume to a required peak season peak hour making use of variations 
in traffic flow at a nearby permanent count station.

Traffic data was sourced from the permanent SANRAL count station on the R72 east of Kenton-on-Sea
(Station 02615) attached as Annexure C. The relationship between the data at this station on the same day 
as the peak hour traffic counts conducted in Kenton (Thursday 26 June 2025) and peak season December 
data (generally the highest peak seasonal period) was used to modify the surveyed peak hour traffic to 
represent peak season traffic volumes at the Kenton-on-Sea intersections.

Figure 3 below and Figure 4 overleaf respectively indicate traffic volume variances from 1 January to 31 
December 2019. Based on the data analysed, December is the peak volume and equates to 100%. The average 
volumes for the remainder of the surveyed 12-month period based on monthly averages are in the order of 
72%. Average volumes during June based on total monthly volumes are in the order of 65% of the December 
peak season period.

Figure 3: 2019 Traffic Volume Variation (Dec ~ 100%)

Analysis of the R72 data throughout the year indicates that on Thursday 27 June 2019 (which equates to 
Thursday 26 June 2025) the R72 volume equates to 53% of the highest recorded daily volume on the R72
(which occurs during the December peak period).
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Given the above, it is assumed that the 2025 intersection count volumes would also represent 53% of the 
peak season volumes (December).

Further analysis of the daily volumes during the December peak period, indicate that the average volume for 
December is 71%. Figure 4 below indicates that the average volume was exceeded on 16 days and 80% of 
the peak volume was only exceeded on 9 days.

For the purposes of this study therefore, an additional After Development peak season scenario will be 
conducted for 2025, where the surveyed AM and PM background traffic volumes will be increased by a 
factor of 1.50 to reflect 80% of the December Peak season average. 80% of the peak season volume is
considered a more realistic measure as it only occurs on 11 days throughout the full year.

Figure 4: December 2019 Traffic Volume Variation (23 Dec = 100%)

The adjusted peak season escalated background traffic volumes for the 2025 development horizon are 
indicated on Figure 5.

0.40

0.50

0.60

0.70

0.80

0.90

1.00

1.10

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31

December Traffic

To Port Alfred

To Kenton on Sea

Total

December Ave

80% Traffic

100% Traffic

Yearly Average



  8 Traffic Impact Assessment 

REP001  Rezoning of erf 1519, Kenton-on-Sea  July 2025 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 5: Escalated Background Peak Season Peak Hour Traffic Volumes  2025 
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3.4 ROAD NETWORK

Kenton Road from Kariega Road to Ocean 
Avenue is a Class U4A municipal commercial
collector road that provides a link between 
Kariega Road and the Kariega River through the 
Kenton-on-Sea CBD and village. The road serves 
predominantly commercial properties along its 
length. The road is surfaced with block pavers, is 
6.4m wide with kerbing on the northern side and 
is in a good condition.

River Road from Ocean Avenue to the Kariega 
River is a Class U5B residential street linking 
Kenton Road with the Kariega River and serving 
residential properties along its length. The road is
6.4 m wide and is not kerbed. The road is in a fair
condition.

Ocean Avenue is a municipal street classified as 
a class U4A Commercial Street north of River 
Road and a class U5 B residential street south of 
River Road. The road is 4.5 to 5m wide and is not 
kerbed. The road is in a fair to poor condition apart 
from the intersection with River Road which is 
block paved and in good condition.

The southbound approach to River Road includes 
a shorth left-turn lane.

The posted speed limit on all roads is 60km/h.

The existing road network configuration is indicated on 
Figure 6 overleaf.

Ocean Avenue to south

Ocean Avenue to north

Kenton Road to east
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3.5 SPATIAL DEVELOPMENT FRAMEWORK 

Figure 7 below is an extract of the Ndlambe Spatial Development Framework (2023) (5) prepared by Tshani 
Consulting on behalf of the Ndlambe Municipality. The SDF provides for the subject site to be used for 
business purposes. 

 
 
 

 
Figure 7: Spatial Development Framework 

3.6 PUBLIC TRANSPORT  

No formal public transport facilities are in place in the vicinity of the proposed development. Services do 
however operate between Kenton-on-Sea and Ekuphumleni 

3.7 NON-MOTORISED TRANSPORT 

No pedestrian facilities are in place along neither Kenton Road, River Road nor Ocean Avenue. 

 
  

Subject site 
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4 CAPACITY ANALYSIS 
Level of Service (LOS) is defined as the operating condition that may occur at an intersection when it 
accommodates various traffic volumes. LOS is a qualitative measure of the effect of speed, travel time, traffic 
interruptions, freedom to manoeuvre, safety, driving comfort and convenience, and operating costs. LOS D 
is considered an acceptable design standard. The LOS applicable to intersections under various control 
conditions, as defined in the Highway Capacity Manual (6) are indicated in Table 1 below: 

Table 1: Level of Service definitions for Vehicles (Highway Capacity Manual (6) method) 

Level of 
Service 

Control delay per vehicle in seconds (d) 
(Including geometric delay) 

LOS  
Colour  
Rating Signals and Roundabouts Stop Signs and Yield Signs 

A   Excellent 

B   Very Good 

C   Good 

D   Acceptable 

E   Poor 

F 80 < d 50 < d Very Poor 

 
The traffic situation was analysed in order to determine the Level of Service at which the affected 
intersections operate currently with existing background traffic. 

Peak hour traffic volumes at the Kenton Road / Ocean Avenue intersection are relatively low. 

As such, capacity analysis was only conducted for this intersection, using the SIDRA Intersection 10 
Network (7) capacity analysis method but applying the Highway Capacity Manual (6) gap acceptance criteria 
for unsignalised intersections.  

The results are shown in Table 2 below and the detailed SIDRA output sheets attached as Annexure D. 

Table 2: Results of Intersection Capacity Analysis  2025 Before Development 

Intersection Control 
Delay (s) LOS - Intersection * LOS Critical approach 

AM PM AM PM AM PM 

Kenton Road / River 
Road / Ocean Avenue 

All-way 
Stop Control 

15.5 16.2 C C C C 

 
As can be seen from the results contained in Table 2, no capacity problems are experienced at the affected 
intersections under existing conditions. 

It is noted that the intersection operates at LOS C given its configuration as a 4-way Stop. 
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5 ACCESS ARRANGEMENTS AND SITE CIRCULATION

Given the requirements for on-site parking, and to ensure optimum uses of the site access to on-site parking 
is provided from both Kenton Road and Ocean Avenue.

Provided that the existing vegetation is cut back to accommodate the planned development, there are no 
concerns with sight distances from the proposed access points.

It is noted however that given the proximity of the access on Kenton Road to the intersection and in order to 
minimise conflict along the Kenton Road property frontage, it is recommended that the access point be 
restricted to a location at the eastern edge of the site as indicated on Figure 8.

View from Kenton Road access to westView from Kenton Road access to east

View from Ocean Avenue access to southView from Ocean Avenue access to north
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6 TRIP GENERATION AND DISTRIBUTION   

6.1 TRIP GENERATION  

TMH 17 Volume 1 - South African Trip Data Manual (3) defines the planned uses on erf 1519 as follows: 

 Flats  Apartments and flats  Dwelling units located in one building.  Buildings are normally multi-
storied while the dwelling units are normally small in size. 

 Studios  There is no specific provision for a studio in TMH 17.  The uses that may best accommodate 
a studio activity would include Service Industries, Light Manufacturing, Shopping Centre, Home 
Offices and Undertakings or Offices. 

- Service Industries (110) 

This use includes the provision of industrial services to the public  such as vehicle repairs, 
appliance and television repairs. 

- Light Manufacturing (140) 

This use includes activities that require the conversion of raw materials (of a light nature) into 
products and may include clothing, food and furniture.  The use also includes small office 
components. 

- Shopping Centre (820) 

This use provides for an integrated group of commercial establishments that operate as a unit. 

- Home Offices and Undertakings (713) 

This use includes small businesses, professional firms, hairdressers, etc.  

- Offices (710) 

This use includes developments at which affairs of businesses, commercial or industrial 
organisations are conducted. 

Based on the type of use envisaged on the site, there are elements of light manufacturing uses, service 
industry, home undertakings and offices. 

For the purposes of this study the office use will be used to determine trip generation rates for the studio 
component as this most closely represents the intended use both from a size and use perspective 

TMH 17 Volume 1 - South African Trip Data Manual (3) recommends the following trip generation rates 
for the components of the proposed development. 

Table 3: COTO Trip Generation Rates 

Component 

AM PM 

Trip 
Rates 

Trips 
Trip Rates 

Trips 

IN OUT IN OUT 

Apartments and Flats (220) 0.65 / unit 25 75 0.65 / unit 70 30 

Offices (710) 2.10 / 100m2 85 15 1 / unit 20 80 

 
Given the development parameters this relates to the following peak hour trip generation.  

Apartments (220)    = 0.65 trip * no. of units 
= 0.65 * 6 
= 4 trips (in and out) 

 
Offices (710)    = 2.1 trips * GLA / 100m2 

= 2.1 * 3.48 
= 7 trips (in and out) 
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6.1.1 Summary of Generated Trips 

The trips generated by the development components are summarised in Table 4 below. 

Table 4: Summary of Development Generated Trips 

Land Use Type 
AM PM 

IN OUT IN OUT 

Apartments and Flats (220) 1 1 3 1 

Offices (710) 6 1 1 6 

6.2 TRIP DISTRIBUTION   

The distribution of trips to and from the development were determined by using the observed traffic flows 
at the surveyed intersections as a basis, as well as the location of employment and residential areas in relation 
to the site.   

The distribution indicated in Table 5 has been assumed.  

Table 5: Summary of Trip Distribution 

Route 
AM Peak PM Peak 

IN % OUT % IN % OUT % 

East via Kenton Road 20 20 20 20 

West via River Road  20 20 20 20 

South via Ocean Avenue  10 10 10 10 

North via Ocean Avenue 40 40 40 40 

Total 100 100 100 100 

 

Using these assignments, the projected traffic volumes generated by the development are indicated on Figure 
9 and the projected volumes added to the normal and peak season 2025 background traffic volumes are 
indicated on Figure 10 and Figure 11 respectively overleaf.  
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Figure 9: Generated Peak Hour Traffic Volumes  
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 10: Peak Hour Traffic Volumes After Development - 2025 
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Figure 11: Peak Hour Traffic Volumes After Development  2025 Peak Season 

7 CAPACITY ANALYSIS AFTER DEVELOPMENT 

7.1 2025 NORMAL 

After adding generated peak hour traffic volumes to the peak hour volumes, the traffic situation was analysed 
in order to determine the LOS at which the affected intersection would operate during a typical weekday 
after development occurs for the 2025 development horizon. 

The results are shown in Table 6 below and the detailed SIDRA output sheets attached as Annexure E. 

Table 6: Results of Intersection Capacity Analysis  2025 After Development - Normal 

Intersection Control 
Delay (s) LOS - Intersection * LOS Critical approach 

AM PM AM PM AM PM 

Kenton Road / River 
Road / Ocean Avenue 

All-way Stop 
Control 

16.1 15.3 C C C C 

 
As can be seen from the results contained in Table 6, the additional traffic as a result of the proposed 
development has little or no impact on the operation of the affected intersection in terms of capacity. 
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7.2 2025 PEAK SEASON  

After adding generated peak hour traffic volumes to the peak season volumes, the traffic situation was 
analysed in order to determine the LOS at which the affected intersection would operate during a peak season 
weekday after development occurs for the 2025 development horizon. 

The results are shown in Table 6 below and the detailed SIDRA output sheets attached as Annexure F. 

Table 7: Results of Intersection Capacity Analysis  2025 Peak Season After Development 

Intersection Control 
Delay (s) LOS - Intersection * LOS Critical approach 

AM PM AM PM AM PM 

Kenton Road / River 
Road / Ocean Avenue 

All-way Stop 
Control 

17.1 15.8 C C C C 

 
As can be seen from the results contained in Table 7, the additional traffic as a result of the proposed 
development added to peak season weekday traffic volumes has little or no impact on the operation of the 
affected intersection in terms of capacity. 

8 PUBLIC TRANSPORT OPERATIONS AND PEDESTRIAN ARRANGEMENTS 
No additional public transport facilities are required. 

Provision for pedestrian movement has been made on the site to access buildings. 

9 PARKING REQUIREMENTS 
The Ndlambe Municipality Land Use Scheme (9) makes provision for 1 bay per residential unit and 2 bays 
per 100m2 for shops (studios). 

The required parking will be indicated on the Site Development Plan to be submitted to the Ndlambe 
Municipality. 

10 DELIVERY AND LOADING ARRANGEMENTS 
If required deliveries will be provided making use of light delivery vehicles which can be accommodated in 
the parking bays provided on-site. 
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11 CONCLUSIONS  
The following conclusions can thus be drawn from the study: 

 Under existing traffic conditions no problems are experienced at the affected intersection in terms of 
capacity during neither normal or peak season periods; 

 Access to erf 1519 can be safely accommodated from Kenton Road and Ocean Avenue provide the 
Kenton Road access is configured as indicated on Figure 8; 

 Vegetation will need to be cleared to either side of the Ocean Avenue access to ensure that sight distance 
can be achieved; 

 Trip generation rates for office use have been applied to the studio component of the development as 
this best relates to the intended use;  

 The proposed uses will generate a total of 11 peak hour trips; 

 Current surveyed traffic is further estimated to represent 53% of the December peak season traffic 
volumes (100%); 

 Given that 80% of the December Peak volumes are only exceeded on 9 days, surveyed volumes were 
escalated by a factor of 1.50 to reflect 80% of the December peak season average volume; 

 When considering the traffic generated by the proposed development added to escalated background 
traffic for both normal and peak season conditions for the 2025 development horizon, the affected 
intersection operates at acceptable Levels of Service (C) in terms of capacity during both the AM and 
PM peak hours; and 

 No additional public transport or pedestrian facilities are required. 

12 RECOMMENDATIONS 
In view of the findings of this study, it is recommended that: 

 This TIA be approved by the Ndlambe Local Municipality;  

 Access to erf 1519 be provided from Kenton Road and Ocean Avenue provided the Kenton Road access 
is configured as indicated on Figure 8; 

 Vegetation be cleared to either side of the Ocean Avenue access to ensure that sight distance can be 
achieved; and 

 The parking bays required on site be configured as indicated on Figure 8. 

  



  21 Traffic Impact Assessment 

REP001  Rezoning of erf 1519, Kenton-on-Sea  July 2025 

13 REFERENCES 
1. Joubert, Sampson, et al, TMH 16 Volume 1- South African Traffic Impact and Site Assessment 

Manual, COTO, September 2013. 

2. Joubert, Sampson, et al, TMH 17 Volume 1- South African Trip Data Manual, COTO, September 
2013. 

3. COTO, TRH 26 - South African Road Classification and Access Management Manual, SANRAL, 
August 2012. 

4. F de Jongh & M Bruwer, Quantification of the Natural Variation in Traffic Flow on Selected 
National Roads in South Africa, 2017. 

5. Tshani Consulting, Ndlambe Local Municipality Spatial Development Framework  2023, 
Ndlambe LM, May 2023. 

6. Transportation Research Board, Highway Capacity Manual, 2000. 

7. Akcelik & Associates (Pty) Ltd, SIDRA Junction Network 10 User Guide, SIDRA Solutions, April 
2025. 

8. Joubert, Sampson, et al, TMH 16 Volume 2- South African Traffic Impact and Site Assessment 
Standards and Requirements Manual, COTO, September 2013. 

9. Urban Dynamics Eastern Cape (Pty) Ltd, Ndlambe Integrated Land Use Scheme, Ndlambe 
Municipality, March 2019. 

 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

ANNEXURE A 
Land Use 

Rights   





SETTLEMENT PLANNING SERVICES
    Geo-Spatial Solutions

September 2024

APP L I C AT IO N  FO R  TH E  RE ZO N IN G  OF  E R F  1 519  
KE NTO N  ON  SE A  TO  B U SI NE S S  ZO NE  1
DE P ART UR E  T O  PE RM IT  GE N E R A L  RE S ID E NT I AL  
USE S  ON  T H E  G R OUND  FLO O R.
RE M OVA L  O F  RE S TRICT I VE  CO N DI TIO N S  

ERVEN 1519 KENTON ON SEA



Erf 1519 Kenton-on-sea - September 2024

Table of Contents
1 APPLICATION SUMMARY...........................................................................................................................................................2

APPLICATION FOR THE REZONING OF ERF 1519 KENTON ON SEA TO BUSINESS ZONE 1 ............................................................................... 2
DEPARTURE TO PERMIT GENERAL RESIDENTIAL USES ON THE GROUND FLOOR. ............................................................................................. 2
REMOVAL OF RESTRICTIVE CONDITIONS APPLICABLE TO ERVEN 1519 KENTON ON SEA ................................................................................ 2

2 TRUST RESOLUTION...................................................................................................................................................................2

3 BONDHOLDERS CONSENT..........................................................................................................................................................2

4 LOCALITY ...................................................................................................................................................................................2

5 PROPERTY AND OWNER INFORMATION....................................................................................................................................3

ERF 1519 ..................................................................................................................................................................................... 3
SG DIAGRAM................................................................................................................................................................................. 3
TITLE DEED RESTRICTIONS ................................................................................................................................................................ 3

5.3.1 Erven 1519 ......................................................................................................................................................................... 3
5.3.2 Proposed Removal of Restrictions...................................................................................................................................... 4

CURRENT ZONING........................................................................................................................................................................... 4
EXISTING LAND USE ........................................................................................................................................................................ 5
SURROUNDING ZONING ................................................................................................................................................................... 6
HEIGHT ......................................................................................................................................................................................... 6

6 DEVELOPMENT PROPOSAL ........................................................................................................................................................7

ROAD ACCESS................................................................................................................................................................................. 9
PARKING ....................................................................................................................................................................................... 9
LAND USE APPLICATIONS ............................................................................................................................................................... 10

6.3.1 Rezoning to Business Zone 1 ............................................................................................................................................ 10
6.3.2 Departure to permit general residential uses on the ground floor .................................................................................. 10

ENGINEERING SERVICES.................................................................................................................................................................. 11

7 PLANNING MOTIVATION ......................................................................................................................................................... 11

DEVELOPMENT PRINCIPLES AND NORMS & STANDARDS AS CONTEMPLATED IN CHAPTER 2 OF SPLUMA; ..................................................... 11
7.1.1 Spatial Justice................................................................................................................................................................... 11
7.1.2 Spatial Sustainability........................................................................................................................................................ 12
7.1.3 Spatial Resilience and Efficiency ...................................................................................................................................... 12
7.1.4 Good Governance ............................................................................................................................................................ 13
7.1.5 Constitutional transformation imperatives and the related duties of the state; ............................................................. 13

THE STATE AND IMPACT OF ENGINEERING SERVICES, SOCIAL INFRASTRUCTURE AND OPEN SPACE ................................................................... 13
7.2.1 Engineering Services ........................................................................................................................................................ 13
7.2.2 Open Space Requirements ............................................................................................................................................... 13

MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (2023) ................................................................................................................... 13
THE RESPECTIVE RIGHTS AND OBLIGATIONS OF ALL AFFECTED; ................................................................................................................ 15
THE IMPACT OF THE PROPOSAL IN TERMS OF HERITAGE CONSERVATION; .................................................................................................. 15
THE INFLUENCE OF THE PROPOSAL ON SURROUNDING FACILITIES SUCH AS SCHOOLS, OPEN SPACES AND OTHER COMMUNITY FACILITIES IF THE 

APPLICATION LEADS TO AN INCREASE IN THE RESIDENTS OF THE AREA;.................................................................................................................. 15
THE INFLUENCE OF THE PROPOSAL ON THE EXISTING CHARACTER OF THE AREA AND THE RIGHTS OF RESIDENTS WITH REGARDS TO PRIVACY, VIEW, ETC.
15

7.7.1 Existing Character ............................................................................................................................................................ 15
7.7.2 Influence of the Proposal on the existing Character ........................................................................................................ 16
7.7.3 Privacy and View.............................................................................................................................................................. 16

8 CONCLUSION ........................................................................................................................................................................... 17



 

 

Erf 1519 Kenton-on-sea -  September 2024 

List of Figures 
FIGURE 1: LOCALITY PLAN ................................................................................................................................................................................ 2 
FIGURE 2:TITLE DEED EXTRACT PAGE 3 .............................................................................................................................................................. 3 
FIGURE 3:AERIAL PHOTOGRAPH OF EXISTING USE ................................................................................................................................................ 5 
FIGURE 4: SURROUNDING ZONING ..................................................................................................................................................................... 6 
FIGURE 5: TOPOGRAPHIC DIAGRAM.................................................................................................................................................................... 6 
FIGURE 6:PROPOSED GROUND FLOOR PLAN. ....................................................................................................................................................... 7 
FIGURE 7: PROPOSED FIRST FLOOR (BLOCK B) ..................................................................................................................................................... 8 
FIGURE 8: PROPOSED FIRST FLOOR BLOCK A ......................................................................................................................................................... 8 
FIGURE 9: WEST ELEVATION .............................................................................................................................................................................. 9 
FIGURE 10: HEIGHT OF STRUCTURES ................................................................................................................................................................... 9 
FIGURE 11:BUS ZONE 1 PARAMETERS  EXTRACT FROM LUS SCHEME 2019 .......................................................................................................... 10 
FIGURE 12: KENTON ON SEA CBD CONCEPTUAL EXPANSION (SDF 2023 EXTRACT) ................................................................................................. 14 
FIGURE 13: EXTRACT FROM THE SDF 2023 MAP. ............................................................................................................................................... 14 
FIGURE 14:VIEW DOWN RIVER ROAD TOWARD OCEAN AVENUE INTERSECTION. ....................................................................................................... 15 
FIGURE 15:VIEW UP OCEN AVENUE TOWARD ALFRED ROAD ................................................................................................................................ 16 
FIGURE 16:VIEW DOWN RIVER ROAD TOWARDS THE EAST ................................................................................................................................... 16 
 

 

  



Erf 1519 Kenton-on-sea - September 2024 2

1 APPLICATION SUMMARY

The purpose of this submission is to apply for the necessary land use rights to enable the development of business and dwelling units 
of Erf 1519 Kenton-On-Sea. To enable the development the following land use applications are submitted:

APPLICATION FOR THE REZONING OF ERF 1519 KENTON ON SEA TO BUSINESS ZONE 1

Proposed rezoning of Erf 1519 Kenton on Sea to Business Zone 1

DEPARTURE TO PERMIT GENERAL RESIDENTIAL USES ON THE GROUND FLOOR.

REMOVAL OF RESTRICTIVE CONDITIONS APPLICABLE TO ERVEN 1519 KENTON ON SEA

The removal of conditions 6(a) 6(b)(i)(ii) on page 3 of Deed No T27688/2023 and all the other related deeds.

2 TRUST RESOLUTION
A Trust resolution is included in the submission documentation.

The registered owners have issued the necessary consent to enable the applications to be submitted by Setplan.

3 BONDHOLDERS CONSENT
Erf 1519 is not bonded.

4 LOCALITY
The erven are located to the east of the intersection of Kenton Road and Ocean Avenue in the Kenton CBD.

FIGURE 1: LOCALITY PLAN
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5 PROPERTY AND OWNER INFORMATION

ERF 1519

SG DIAGRAM

Copies of the relevant SG diagrams are attached to this submission.

TITLE DEED RESTRICTIONS

5.3.1 ERVEN 1519

The erven are held under Deed T27688/2023

This deed contains conditions that would restrict the proposed development. Conditions 6(a) 6(b)(i)(ii) on page 3 of Deed No 
T27688/2023.

FIGURE 2:TITLE DEED EXTRACT PAGE 3
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As the proposed use of the property will contravene the title conditions. It is therefore proposed that restrictive conditions 6(a) 6(b)(i)(ii) 
on page 3 of contained in the Deed No T27688/2023 applicable to Erf 1519 be removed.

5.3.2 PROPOSED REMOVAL OF RESTRICTIONS

These conditions aim to control the use and development of the property to and for dwelling house purposes. The current planning 
legislation applicable to these erven adequately manages extent and use of properties. There would be no negative impact on the 
surrounding residents or owners in Kenton on Sea should these conditions be removed.

In addition, the adopted Spatial Development Framework proposals for the area promote non-residential development i.e. as CBD 
expansion. The removal of these conditions would enable the Ndlambe Municipality to achieve the development ideals set out in the 
SDF.

CURRENT ZONING

Erf 1519 is zoned Residential Zone 1 (RZ1)

The zoning parameters currently applicable to the land units are as follows:-
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EXISTING LAND USE

The property is currently vacant.

FIGURE 3:AERIAL PHOTOGRAPH OF EXISTING USE
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SURROUNDING ZONING

The surrounding zoning is reflected below.

FIGURE 4: SURROUNDING ZONING

HEIGHT
The height and contour applicable to the site have been surveyed. See topographic diagram below.

FIGURE 5: TOPOGRAPHIC DIAGRAM
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6 DEVELOPMENT PROPOSAL 
Refer to the Site Development Plan attached to the submission and extracts included in this report. The owner of the property wishes 
to develop the site for dwellings and studios/shops. The preliminary SDP provides an indication of the proposal which could consist of 
10 dwelling units. and 4 studio/shops. 

 
FIGURE 6:PROPOSED GROUND FLOOR PLAN.  
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The proposed First Floor in Block B (southern Block) can accommodate 3 dwelling units. 

 
FIGURE 7: PROPOSED FIRST FLOOR (BLOCK B) 

The proposed first floor of Block A (Northern Cape) can accommodate 4 dwelling units. It is proposed that one of these units contain a 
mezzanine floor (Bedroom). 

 

 
FIGURE 8: PROPOSED FIRST FLOOR BLOCK A 
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North Elevation

FIGURE 9: WEST ELEVATION

The structure will have a height of 2 storey and will be a maximum height of 7.788m above ground level

FIGURE 10: HEIGHT OF STRUCTURES

ROAD ACCESS

The development will gain access from both River Road and Ocean Avenue. Both of these roads serve non-residential uses and 
distribute traffic within Kenton on Sea. The proposed rezoning will not have a negative impact on these roads.

PARKING

The Site Development Plan prepared by Rick Betts Architecture indicates that there is a total of 2205.5m2 of retail space which would 
attract a parking requirement of 2 bays (@2bays per 100m2 of business). The 10 dwelling units will attract a parking requirement of 10 
bays. A toal of 12 bays are required for the development and 12 bays can be accommodated on the site. Nine bays will be accessed 
from River Road while 3 bays will be accessed from Ocen Drive.
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LAND USE APPLICATIONS

To give effect to this development proposal the following applications are required.

1. Application for the Rezoning of Erf 1519 Kenton On Sea to Business Zone 1
2. Departure to permit general residential uses on the ground floor..

6.3.1 REZONING TO BUSINESS ZONE 1

As the SDF promotes the development of High Density Residential as well as mixed use on the property it is proposed to rezone it to 
Business Zone 1. This zone permits both General Business as well as General Residential Uses (Above ground floor). The development 
parameters are set out in the extract below:

FIGURE 11:BUS ZONE 1 PARAMETERS EXTRACT FROM LUS SCHEME 2019

The proposed development will comply with these development parameters apart from the requirement that the General Residential 
Use be located above the ground floor.

6.3.2 DEPARTURE TO PERMIT GENERAL RESIDENTIAL USES ON THE GROUND FLOOR

In order to enable compliance with the zoning scheme it is proposed that a permanent departure be granted to permit the General 
Residential Uses on the ground floor.

In order to create an effective mixed use development and to meet the current demand for middle income residential units on a sloping 
site the development has been structured in two blocks. Block A has been located close to River Road and to make use of this visibility 
and accessibility the studio/shops have been located on the ground floor. Residential units have been located on the floor above.

Block B is located at the back of the site and does not have the benefit of visibility or accessibility afforded by River Road. The developer 
has indicated that commercial units would not be viable here and is proposing therefore to create two floors of residential units.

It is proposed that a condition be imposed that the departure only be applicable to the Block B ground floor units.
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ENGINEERING SERVICES

Electricity:

There is an existing electrical supply to the erven.

Refuse Removal:

Refuse waste is removed by the Ndlambe Municipality.

Sewage issues

All site is connected to the municipal sewer system.

Stormwater:

Storm water is via natural run-off. The stormwater will be collected at a low point on the erf and then discharged into the street.

Water supply

All erven have existing water connections.

7 PLANNING MOTIVATION

DEVELOPMENT PRINCIPLES AND NORMS & STANDARDS AS CONTEMPLATED IN CHAPTER 2 OF 

SPLUMA;

The general principles set out in Chapter 2 of the SPLUMA apply to all of state organs and other authorities responsible for the 
implementation of legislation regulating the use and development of land, and guide -

(a) The preparation, adoption and implementation of any spatial development framework, policy or by laws concerning 
spatial planning and the development or use of land;

(b) The compilation, implementation and administration of any land use scheme or other regulatory mechanism for the 
management of the use of land;

(c) The sustainable use and development of land
(d) The consideration by competent authority of any application that impacts or may impact upon the use and development 

of land and
(e) The performance of any function in terms of this Act or any other law regulating spatial planning and land use 

management.

As the above highlighted instances of land development activities will be affected during the consideration of this application the 
relevant Chapter 2 Development Principles are addressed below: 

7.1.1 SPATIAL JUSTICE

In the broadest sense, spatial (in)justice refers to an intentional and focused emphasis on the spatial or geographical aspects of justice 
and injustice.  As a starting point, this involves the fair and equitable distribution in space of socially valued resources and the 
opportunities to use them.

Sophie Didier, Frédéric Dufaux, Spatial justice 01 September 2009
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Spatial Justice   

 Land development procedures must include provisions 
that accommodate access to secure tenure and the 
incremental upgrading of informal areas 

 Not applicable to this proposal 

 a Municipal Planning tribunal considering an 
application before it, may not be impeded or restricted 
in the exercise of its discretion solely on the ground 
that the value of land or property is affected by the 
outcome of the application 

 The proposal will not negatively affect the values of 
surrounding properties. 

 This proposal will support the principle of spatial justice 
in  that it will provide benefit to the broader Kenton 
Community by alleviating parking congestion. 

 The proposed development will be in keeping with the 
surrounding character and will not prevent the 
surrounding owners from giving effect to their current 
land use rights 

7.1.2 SPATIAL SUSTAINABILITY 

Sustainable development implies that products designed for today's needs should not harm people and nature anywhere and should 
not limit the well-being of people and nature later.  

 
Spatial Sustainability  

 Promote land development that is within the fiscal, 
institutional and administrative means of the Republic 

 There is no negative impact on the fiscal, institutional 
and administrative means of the Republic 

 Ensure that special consideration is given to the 
protection of prime and unique agricultural land 

 No prime and unique agricultural land will be 
negatively affected. 

 

 Uphold consistency of land use measures in 
accordance with environmental management 
instruments 

 No NEMA applications are required 
 The proposed development will not take place within 

a sensitive environmental area. 

 Consider all current and future costs to all parties for 
the provision of infrastructure and social services in 
land developments 

 The development will be accommodated within the 
existing infrastructure network 

 The development is in the town central business 
district (CBD) 

 Promote land development in locations that are 
sustainable and limit urban sprawl 

 The development falls within the urban growth 
boundary and will therefore not contribute to urban 
sprawl. 

 The development is to take place within the town 
central business district (CBD) 

 The proposed use of Erf 1519 will give effect to the 
proposals contained in the MSDF which earmarks the 
erf for expansion of the CBD. 

 Result in communities that are viable  The proposed development and usage will take place 
within the existing CBD and also within the proposed 
expansion thereof.  

 The appropriate usage of the property will ensure that 
the Kenton-on Sea community remains viable into the 
future.  

 The proposal does not in any way trigger urban sprawl. 

7.1.3 SPATIAL RESILIENCE AND EFFICIENCY 

The application will ensure that the existing land is used to its maximum potential and in an affordable and effective manner. The 
development will also take place within the urban edge, will not enable urban sprawl and will therefore assist to achieve spatial 
resilience in the settlement of Kenton-on-Sea. 
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The proposals will make sure that the existing property can be developed to its maximum potential in affordable and resilient manner.

This principle also refers to the flexibility of plans, policy and land use management systems. The expansion of the retail outlets will 
support the existing services offered to the broader community.

7.1.4 GOOD GOVERNANCE

Prior to implementation the necessary legislative approvals will be obtained to ensure legislative compliance. The processes and 
procedures prescribed in terms of the Ndlambe Bylaws with respect to public participation advertising and approval procedures will be 
followed. This application will be advertised, and surrounding owners notified by registered post

7.1.5 CONSTITUTIONAL TRANSFORMATION IMPERATIVES AND THE RELATED DUTIES OF THE STATE;

The Constitution states that within its financial and administrative capacity the objects of local government are-
(a) to provide democratic and accountable government for local communities.
(b) to ensure the provision of services to communities in a sustainable manner; 
(c) to promote social and economic development
(d) to promote a safe and healthy environment; and 
(e) to encourage the involvement of communities and community organizations in the matters of local government. 

developmental duties are to:
(a) structure and manage its administration and budgeting and planning processes to give priority to the basic needs of the 
community, and to promote the social and economic development of the community; and 
(b) participate in national and provincial development programs.
Although this development proposal does not enable the municipality to directly meet transformational imperatives it does enable the 
Municipality to exercise its developmental duties and to meet the object of creating economic development opportunities. 

THE STATE AND IMPACT OF ENGINEERING SERVICES, SOCIAL INFRASTRUCTURE AND OPEN SPACE

7.2.1 ENGINEERING SERVICES

The proposed development will connect to the existing services surrounding the site.

7.2.2 OPEN SPACE REQUIREMENTS

No additional Open Space is required in terms of the zoning scheme regulations.

MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (2023)

The SDF 2023 has adopted the following Vision statement:

the towns of Ndlambe Local 
Municipality for various needs, and where the growth and development of towns are in line with spatial proposals for the 

The following development objectives have been adopted to enable the achievement of the stated Vision:
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In order to achieve the above objectives the SDF has proposed specific development for the Kenton on Sea CBD. The SDF conceptually 
promotes expansion along River road as reflected in Figure 12 : The detailed development proposals applicable to this area of the CBD, 
including Erf 1519 are reflected on Figure 13> These are: 

 CBD Expansion up until the intersection between Ocean Avenue and Kenton Road. (Inclusive of Erf 1519) 
  

 
FIGURE 12: KENTON ON SEA CBD CONCEPTUAL EXPANSION (SDF 2023 EXTRACT) 

 
FIGURE 13: EXTRACT FROM THE SDF 2023 MAP. 

The proposal is aligned with the SDF guidelines.   



Erf 1519 Kenton-on-sea - September 2024 15

THE RESPECTIVE RIGHTS AND OBLIGATIONS OF ALL AFFECTED;

The Municipality has the obligation to ensure that the constitutional objectives are met. In addition, the Municipality has the obligation 
to ensure that all parties have a safe and heathy environment. By implication this means that the Municipality needs to ensure that the 
proposed development does not negatively affect the environment of the surrounding area.

The Municipality has the obligation to provide effective services to the area and the site.

The Applicant has the right to undertake the development of the property and the use without negatively impacting on the surrounding 
area.

THE IMPACT OF THE PROPOSAL IN TERMS OF HERITAGE CONSERVATION;

The proposed change in land use will have no negative impact from a heritage perspective.

THE INFLUENCE OF THE PROPOSAL ON SURROUNDING FACILITIES SUCH AS SCHOOLS, OPEN SPACES AND 

OTHER COMMUNITY FACILITIES IF THE APPLICATION LEADS TO AN INCREASE IN THE RESIDENTS OF THE 

AREA;

The proposal will have a minor impact on the demand for community facilities due to the increase in the number of residents. This 
impact is accepted to be minor and can be accommodated by the existing facilities.

The Kenton Primary School is located in close proximity to the north of the site. The site falls within the CBD, which enables easy access 
by the residents of the development to the services and facilities provided here.

Erf 1519 is located on River Road which is a primary route within Kenton on Sea. This ensures effective vehicular access within Kenton 
and also to the N2 national Route via Ocen Avenue.

THE INFLUENCE OF THE PROPOSAL ON THE EXISTING CHARACTER OF THE AREA AND THE RIGHTS OF 

RESIDENTS WITH REGARDS TO PRIVACY, VIEW, ETC.

7.7.1 EXISTING CHARACTER

River Road (East of Ocean Avenue)

The character of the area along River Road from Ocean Avenue toward the East is typical of the CBD of a Coastal Settlement. It is
dominated by a mix of offices, retail, tourism and its associated economic activity. This is particularly relevant to the properties on the 
northern side of River Road. This area has a mixed commercial and retail character. The uses of the properties to the south of River 
Road between Ocean Avenue and Middle Beach Road is a mix of vacant property and scattered residential houses.

FIGURE 14:VIEW DOWN RIVER ROAD TOWARD OCEAN AVENUE INTERSECTION.

Alfred Road

The block bordered by River, Alfred, Middle Beach and ocean Avenue is purely commercial in character.
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FIGURE 15:VIEW UP OCEN AVENUE TOWARD ALFRED ROAD 

River Road (West of Ocean Avenue) 

This area has a predominantly residential character and consists of vacant as well as dwelling uses. It needs to be noted that the property 
North West of the Ocean Avenue and River Road intersection is to be developed for residential purposes. 

 
FIGURE 16:VIEW DOWN RIVER ROAD TOWARDS THE EAST 

7.7.2 INFLUENCE OF THE PROPOSAL ON THE EXISTING CHARACTER 

The proposed development is a mix of residential uses as well as a small commercial component. It has the same character as the uses 
to the north and east along River Road.  

It must also be noted that the SDF earmarks Erf 1519 for change to accommodate expansion of the CBD. This development application 
therefore gives effect to the intended character change proposed in the SDF. 

7.7.3 PRIVACY AND VIEW 

The development has been orientated to wards the North and all the living areas of the dwellings have been located on the northern 
side of the structures. This will ensure that the surrounding properties are not impacted on from a privacy perspective. 

The development will not impact on view. 
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8 CONCLUSION 
This proposal is desirable from a Town Planning point of view for the following reasons: 
 

 The proposed development aligns with the Ndlambe SDF which encourages investment and sustainable development. 

 The development is aligned with the SPLUMA Principles. 

 

 

 

 

 

 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

ANNEXURE B 
Peak Hour 

Traffic Counts   



Project : TIS : PROPOSED REZONING OF ERF 1519, KENTON-ON-SEA Day & date :

Intersection : OCEAN AVENUE/ RIVER ROAD/KENTON STREET NO. 1 Time period: 06:00 - 09:00

STARTING

TIME 2025
Left Thru Right Total Left Thru Right Total Left Thru Right Total Left Thru Right Total Total Hour

06:00 0 1 0 1 0 0 3 3 2 2 0 4 1 0 0 1 9 9 8 7

06:15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 10 19 66
06:30 1 0 1 2 0 0 1 1 1 1 0 2 0 1 0 1 6
06:45 0 2 2 4 0 0 2 2 5 1 0 6 0 0 0 0 12 27
07:00 0 4 0 4 0 0 2 2 7 0 1 8 1 0 0 1 15 33 10 4 34 6

07:15 0 3 0 3 1 0 3 4 8 4 3 15 1 4 0 5 27 60 11 33 16 5

07:30 0 1 1 2 0 4 9 13 14 3 1 18 3 3 0 6 39 93 12 1 7 4

07:45 0 0 0 0 0 1 10 11 9 1 4 14 4 8 1 13 38 119
08:00 1 3 4 8 2 4 9 15 17 9 1 27 0 9 0 9 59 163
08:15 0 1 0 1 2 5 6 13 12 1 4 17 1 4 1 6 37 173 2 11 11
08:30 0 4 3 7 2 2 8 12 14 3 4 21 1 11 0 12 52 186 1 2 3

08:45 1 3 4 8 1 5 11 17 23 6 1 30 2 9 0 11 66 214

Total 3 22 15 40 8 21 64 93 112 31 19 162 14 49 2 65 360
Peak hour 2 11 11 24 7 16 34 57 66 19 10 95 4 33 1 38 214
Peak 15 min 8 17 30 12 66
PHF 0.75 0.84 0.79 0.79 0.81
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Project : TIS : PROPOSED REZONING OF ERF 1519, KENTON-ON-SEA Day & date :
Intersection : OCEAN AVENUE/ RIVER ROAD/KENTON STREET NO. 1 Time period: 15:00 - 18:00

STARTING
TIME  2025

Left Thru Right Total Left Thru Right Total Left Thru Right Total Left Thru Right Total Total Hour

15:00 0 2 1 3 2 7 13 22 5 5 5 15 2 3 0 5 45
15:15 0 2 1 3 0 5 12 17 7 4 2 13 0 4 1 5 38 9 8 7

15:30 1 1 1 3 2 1 12 15 11 7 4 22 4 5 0 9 49 12 18 36
15:45 1 3 2 6 1 4 12 17 7 5 1 13 2 5 0 7 43 175
16:00 0 5 2 7 4 7 7 18 7 2 2 11 2 4 0 6 42 172
16:15 1 4 2 7 1 4 9 14 11 4 5 20 4 3 0 7 48 182 10 12 40 6

16:30 1 6 0 7 1 9 6 16 4 0 4 8 4 5 0 9 40 173 11 17 16 5

16:45 0 2 1 3 2 10 7 19 7 1 2 10 4 5 3 12 44 174 12 0 8 4

17:00 3 2 0 5 0 1 1 2 1 2 1 4 3 6 2 11 22 154
17:15 1 2 0 3 0 4 3 7 1 5 2 8 3 5 1 9 27 133
17:30 0 0 0 0 0 1 2 3 0 0 1 1 2 5 1 8 12 105 3 13 7
17:45 0 0 0 0 0 3 5 8 1 1 2 4 0 3 1 4 16 77 1 2 3

Total 8 29 10 47 13 56 89 158 62 36 31 129 30 53 9 92 410
Peak hour 3 13 7 23 8 16 40 64 36 18 12 66 12 17 0 29 182
Peak 15 min 7 18 22 9 49

PHF 0.82 0.89 0.75 0.81 0.93

OCEAN AVENUE 

OCEAN AVENUE 

OCEAN AVENUE 

24/06/2025

OCEAN AVENUE KENTON STREET OCEAN AVENUE RIVER ROAD     INTER-
SECTION

PM PEAK HOUR
Northbound   Westbound Southbound  Eastbound

AM PEAK HOUR

Northbound   Westbound Southbound  Eastbound

24/06/2025

OCEAN AVENUE KENTON STREET OCEAN AVENUE RIVER ROAD     INTER-
SECTION

N



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

ANNEXURE C 
Extract of Daily 
Traffic Volumes 

 June 2019   



Site ID Date Year Month Day To Port Alfred To  Port Alfred MF
To Kenton on 

Sea
To Kenton on 

Sea MF
Total Total MF

18051 2019/06/01 2019 June 1 1628 0.44 1758 0.46 3386 0.45
18051 2019/06/02 2019 June 2 1409 0.38 1396 0.36 2805 0.37
18051 2019/06/03 2019 June 3 1868 0.51 1801 0.47 3669 0.49
18051 2019/06/04 2019 June 4 1778 0.48 1779 0.46 3557 0.48
18051 2019/06/05 2019 June 5 1811 0.49 1767 0.46 3578 0.48
18051 2019/06/06 2019 June 6 1653 0.45 1733 0.45 3386 0.45
18051 2019/06/07 2019 June 7 2030 0.55 2054 0.53 4084 0.55
18051 2019/06/08 2019 June 8 1394 0.38 1383 0.36 2777 0.37
18051 2019/06/09 2019 June 9 1217 0.33 1308 0.34 2525 0.34
18051 2019/06/10 2019 June 10 1767 0.48 1640 0.42 3407 0.45
18051 2019/06/11 2019 June 11 1795 0.49 1740 0.45 3535 0.47
18051 2019/06/12 2019 June 12 1689 0.46 1736 0.45 3425 0.46
18051 2019/06/13 2019 June 13 1878 0.51 1846 0.48 3724 0.50
18051 2019/06/14 2019 June 14 2440 0.66 2376 0.62 4816 0.64
18051 2019/06/15 2019 June 15 1760 0.48 1651 0.43 3411 0.46
18051 2019/06/16 2019 June 16 1376 0.37 1411 0.37 2787 0.37
18051 2019/06/17 2019 June 17 1527 0.42 1648 0.43 3175 0.42
18051 2019/06/18 2019 June 18 1887 0.51 1814 0.47 3701 0.49
18051 2019/06/19 2019 June 19 1932 0.53 1876 0.49 3808 0.51
18051 2019/06/20 2019 June 20 1903 0.52 1936 0.50 3839 0.51
18051 2019/06/21 2019 June 21 2296 0.63 2322 0.60 4618 0.62
18051 2019/06/22 2019 June 22 1559 0.42 1567 0.41 3126 0.42
18051 2019/06/23 2019 June 23 1176 0.32 1338 0.35 2514 0.34
18051 2019/06/24 2019 June 24 1738 0.47 1688 0.44 3426 0.46
18051 2019/06/25 2019 June 25 1763 0.48 1802 0.47 3565 0.48
18051 2019/06/26 2019 June 26 1788 0.49 1772 0.46 3560 0.48
18051 2019/06/27 2019 June 27 1935 0.53 2041 0.53 3976 0.53
18051 2019/06/28 2019 June 28 2313 0.63 2548 0.66 4861 0.65
18051 2019/06/29 2019 June 29 1786 0.49 1787 0.46 3573 0.48
18051 2019/06/30 2019 June 30 1592 0.43 1646 0.43 3238 0.43
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Development  

Peak Season 
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1. INTRODUCTION                                                                                                   

1.1 Background 

It is proposed to develop six residential apartment units on Est Erf 1519, Kenton on Sea.  

Erf 1519 is located across the western end of the Kenton on Sea central business 

district. 

SETPLAN on behalf of the developer appointed MBB Consulting Engineers (EC), (MBB), 

to prepare an engineering civil services report for the development to be submitted to the 

Ndlambe Local Municipality, (NLM). 

A site inspection visit was carried out on 9th June 2025. Consultations were also held 

availability of services. This report summarizes the findings made during the site 

inspection as well as the outcome of the consultations held with the NLM officials. It also 

presents recommendations regarding the provision of the various civil services required 

for the development. 

 

1.2 Project Summary 

The development will consist of two blocks as below: 

 Block A  4No x studio apartments;  

 Block B  2No x studio apartments; 

On site parking will also be provided. 

 

The proposed site development plan 

is shown on Figure 1 on the following page. 
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Figure 1: Proposed Site Development Plan 
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2. LOCATION AND TOPOGRAPHY AND SITE ACCESS  

2.1 Location 

Erf 1519 is located across the western end of the Kenton on Sea central business district 

and is located at the intersection of Ocean Avenue and River Road and is bound by 

Ocean Avenue to the west and River Road to the north. The site centre point google 

coordinates are 33°41'6.95"S and  26°40'13.05"E, refer to Figure 2 below. 

 

Figure 2: Erf 1519 location 

 

2.2 Topography and Surface Water drainage 

The topography of the site has an influence on the design of the stormwater 

management system that will enable adequate drainage of the site. The erf 1519 ground 

surface slopes gently, gradually and uniformly in the south to north direction and more 

steeply in the south-east to north-west direction with the lowest point of the site being 

located at the intersection of Ocean Avenue and River Road. The site is therefore 

characterized as being well drained and the surface runoff is expected to drain rapidly off 

the site. The stormwater disposal will therefore follow the natural drainage.  
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The stormwater emanating from the south eastern part of the housing site will drain via 

road kerbside channels towards the existing stormwater catchpit located at the 

intersection of Ocean Avenue and River Road. Similarly the stormwater collecting from 

the northwest of the site will also flow along the paving kerbside channels and will be 

disposed of at the same exiting stormwater catchpit.  

The paving of the parking areas will result in an increase in stormwater runoff due to the 

hardening of the paved surface. However, due to the planned rainwater harvesting from 

all roofs in the development it is anticipated that the post-development stormwater runoff 

will be marginally higher than the pre-development runoff levels and the existing 

infrastructure will be able to cope with the slightly increased stormwater runoff 

Although no detailed geological assessment was carried out the area is generally of low 

ground water potential and it is unlikely that ground water will pose a problem in the 

foundation designs. However, a more detailed geotechnical investigation will need to be 

carried out in order to establish the foundation depth levels and assist with the 

foundation designs. 

2.2 Site Access 

The site will be accessed via River Road, refer to site development layout, Figure 1. 

The vehicular access will be paved. The proposed pavement structure design is as 

follows: 

 60mm:  25MPa interlocking concrete block pavers; 

 150mm: Sub base course - G5 natural gravel material; 

 road bed preparation (rip, shape and compact), where required. 

Road construction material will be acquired from commercial sources. 

 

3. WATER SUPPLY 

The provision of adequate water supply is proving to be the most challenging of all the 

services required for the development of the site. In the consultation that MBB held with 

the NLM Infrastructure Development officials it was made abundantly clear that NLM is 

facing immense water challenges as a result of the under capacitated infrastructure. 

However, the Developer was urged to investigate alternative sources of water to sustain 
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3.3 of this 

report.  

3.1 Water demand 

The proposed development is categorized as a middle income development whose 

annual average daily water demand, (AADD), calculated as per the Guidelines for 

 is 

750l/dwelling/ day. The AADD for the proposed 6 dwellings is therefore: 6 x 750l/d = 4 

500l/d or 4.5Kl/d. The peak water demand is 9kl/d. This is quite a significant quantity of 

water that the municipality may not be able to provide. 

In view of the water scarcity in Ndlambe the developer is advised to implement a green 

buildings  approach to the development and implement measures to develop alternative 

sources  of water that will attenuate the demand on municipal supply. These measures, 

complete with the calculations showing the water savings, are presented in Section 3.3 

below and demonstrate that by implementing these measures it is possible that the 

demand on the already constrained municipal supply can be reduced.  

3.2 Primary Water Source  

The primary source of water for the development is the NLM via a bulk connection to an 

existing 150mm water main located in the Ocean Avenue road reserve. There are no 

water pressure problems currently being experienced in this water main. 

 3.3 Alternative Water Sources: Water Efficient Fixtures, Rain Water Harvesting, 

Grey Water Treatment and Re-use 

The developer is advised 

It is proposed to install efficient water 

fixtures in all the buildings and harvest rain water from all the  roofs and 

each of the apartments will be provided with a 5Kl rain water tank to serve as back up 

supply.  

These various measures are discussed in further detail below. 

3.3.1 Installation of Water Efficient Fixtures 

Water efficient fixtures are devices that are designed to reduce water consumption. 

Toilets, taps and showers typically consume 40% to 60% of the total potable water use 



CIVIL SERVICES REPORT FOR THE DEVELOPMENT OF ERF 1519 KENTON ON SEA. 

 

9 

in domestic and commercial areas. Installing water efficient fixtures can therefore reduce 

water consumption by an average of 50%. Water efficient fixtures, i.e. low flow toilet 

cisterns, low flow shower heads, low flow taps or taps with auto shut off mechanisms will 

therefore be specified and installed in all the buildings of the development. 

Low Flow Toilet Cisterns 

Normal toilet cisterns use between 6l and 12l for a flush and account for 30% to 40% of 

 and research has established that a standard cistern in a 

standard household typically uses 88Kl/year whereas a hold flush system, (multi flush or 

interruptible flush, a system that flushes for as long as the handle is held down), uses 

28Kl/year, a saving of up to 60Kl/year (or 68%).  Arumloo, a typical highly efficient toilet 

type readily available on the domestic market, uses less than 2ltrs of water for a flush, 

saving tremendous amounts of water. Solids can be flushed with 1.75litres of water. A 

small flush button for liquids only uses 0.75litres for a flush. Several makes of low flow 

cisterns with similar performance are readily available on the market and will be 

installed. 

Low Flow Taps and Showers 

Standard water taps use 44Kl per year whereas low flow aerators and restrictor taps, 

(high efficiency tap aerators attached to the spouts of basin taps), achieve an estimated 

45% to 65% water saving as they restrict flow from 12litres per second - 15litres per 

second to 6litres per second - 7litres per second. This saving translates to 18Kl per year 

thus saving 26Kl/year (or 60%) compared to the standard water taps. Standard 

showerheads use 57Kl per year whereas an Oxygenics e-shower, a typical low flow 

shower, readily available on the market uses 23Kl per year, thus saving 34Kl per year (or 

60%). 

By specifying and installing these water efficient 

water demand is reduced by 4.5Kl per day (or 50%), refer to Table 1 on the 

following page. 

4.3.2 Rain Water Harvesting 

Rain water is a sustainable and renewable water resource that the Developer intends to 

develop in an effort to reduce reliance on municipal supply. The Ndlambe region

annual precipitation is 570mm. A rainfall of 1mm supplies 0.001m3 or 1ltr of water to 
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each square meter of catchment. The Rational Method, (Q=CIA), was used to calculate 

presented in Table 1 below. 

The total roof area of all the structures on the development is approximately 488m2. With 

the mean annual precipitation of 570mm per annum for the area the quantity of roof 

water that is harvestable is 278Kl per annum or 0.69Kl per day. It is proposed to harvest 

this roof water into storage from which it will be pumped, through a closed loop 

reticulation, to all the buildings for non-potable consumption. 

By harvesting and re-using rainwater the develop  further 

reduced by 0.69Kl per day, thus achieving a further water saving of 7.7%, Refer to 

Table 1 below. 

Red Book 

Guideline Water 

Demand AADD 

For the site 

(1) 

Water Saving Due to 

Water Efficient Fixtures 

(50% of Red Book 

AADD) 

(2) 

Roof Water 

Harvested 

(Roof Area x 

570mm x 0.9 /1000 

/ 365)  

(3) 

Net Water 

Demand (Water 

Required from the 

Municipality) 

(1) - (2) - (3) 

4.5Kl/day 2.25Kl/day 0.69Kl/day 1.56Kl/day 

Table 1: Attenuated Annual Average Daily Water Demand 

 

From the above discussion and calculations, the capability has been demonstrated for 

2.94Kl per day to only 1.56Kl per day.  

The Developer hereby requests that NLM approves the Erf 1519 development with a 

water allocation not exceeding 1.56Kl per day. 

3.4 Water Distribution System 

The internal water reticulation system for the proposed development will be HDPE pipes 

sized to allow adequate water flow for firefighting.   
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4. SEWERAGE 

There is no water borne sewerage in the area where the Estuary Square is located. 

Sewage emanating from the proposed development is estimated at 4.5Kl/day in keeping 

conservancy tank. The sewage from the conservancy tanks will be pumped out and 

disposed of at a registered municipal wastewater treatment works in keeping with the 

current practice for the area. 

5. SOLID WASTE 

Refuse will be collected by the NLM and disposed of at the registered waste disposal 

site as per the normal practice for business and residential premises. 

6. ELECTRICITY SUPPLY 

The area is served by overhead electricity powerlines running in the Ocean Avenue road 

servitude. There is an electrical transformer across the road from the development site, 

refer to Figure 1. There are no capacity issues related to electricity supply in the area. 

The total estimated daily demand/consumption per unit is 5-9 kWh and hence the total 

development daily consumption is 65-117kWh if an all electrical solution is implemented.  

It is recommended that a Hybrid Solution (Electrical, Gas & Solar) be implemented so as 

to reduce the demand on mains electricity. Cooking, Lighting and water heating will 

mainly be by gas and solar respectively with electricity needed only for backup water 

heating. This will reduce the total development  daily consumption at 39-65 

kWh. This demand can easily be supplied with the existing infrastructure. 


