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1 APPLICATION INTENT
The owner wishes to develop a new dwelling house on Erf 6571 Port Alfred. The property is zoned Residential Zone 3 and is relatively 
small, being 382m2 in extent. The development parameters applicable to the property are restrictive and impractical to apply. 
Departures are required to develop the intended dwelling unit. As it is intended to erect the structures closer than the required building 
lines, the following building line departures are requested:

Departures from the building lines in terms of Section 76(1)(a) of the Ndlambe Local Municipality SPLUM Bylaw:

Western street boundary from 8m to 2,808m
Southern Street boundary from 8m to 2,400m
Eastern street boundary to from 8m 3,672m
Lateral boundary from 4m to 0,0m

Departure from the permitted coverage  in terms of Section 76(1)(a) of the Ndlambe Local Municipality SPLUM Bylaw

The proposed dwelling will be 173.17m2 in extent and will exceed the permitted coverage parameter. A departure from the permitted 
coverage factor from 40% to 45.33% is necessary.

Under the general provision applicable to Residential Zone 3 erven the Ndlambe ILUS requires that for each erf a minimum of 25% of 
the property be set aside for common open space. It is further stated that this requirement can be relaxed if open space has been 
provided in the vicinity.

Departure from the requirement to provide open space in terms of Section 76(1)(a) of the Ndlambe Local Municipality SPLUM Bylaw

mon 
areas including the open space no additional common Open Space is to be provided on the property. Application is also made for the 
permanent departure from the provision of open space.

2 LOCALITY
The erven is located just north of the intersection between Weald Avenue and Nautilus Drive.

FIGURE 1: LOCALITY PLAN
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3 PROPERTY AND OWNER INFORMATION

ERF 6571 PORT ALFRED

BONDHOLDERS CONSENT

The property is bonded.

The bondholders consent is included in the submission documentation.
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SG DIAGRAM

Copies of the relevant SG diagram is attached to this submission. The diagram does not contain any references to servitudes or other 
matters which may impact on the proposal or the development.

FIGURE 2: SG DIAGRAM EXTRACT

HOME OWNERS ASSOCIATION CONSENT

Home Owners Association consent is included in the submission documentation.

CURRENT ZONING

Erf 6571 is zoned Residential Zone 3 (RZ3)

The zoning parameters currently applicable to the land units are as follows:-
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FIGURE 3: EXTRACT FROM NDLAMBE ILUS - RESIDENTIAL ZONE 3 
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EXISTING LAND USE

The property is currently vacant.

SURROUNDING ZONING

The surrounding zoning is reflected below.

FIGURE 4: SURROUNDING ZONING (EXTRACT FROM ZONING MAPS)

The property is surrounded by Residential Zone 3 properties in the West, East and North. Residential Zone 1 properties are located to 
the South and North East. Directly West of the site is a Private Open Space zoned erf.

4 MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (2023)

THE SDF VISION

The SDF 2023 has adopted the following Vision statement:

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

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 2023 has proposed specific development for the various settlement areas within the 
municipality. The SDF 2023 specifically promotes Existing Low Density Residential .

FIGURE 5: PORT ALFRED LAND USE PROPOSALS (SDF 2023 EXTRACT)

This section outlines the Ndlambe Local Municipality's Spatial Development Framework (SDF) guidelines and considerations pertinent 
to existing low-density residential development in Port Alfred. 

CURRENT STATUS OF LOW-DENSITY RESIDENTIAL DEVELOPMENT IN PORT ALFRED

Port Alfred is identified as a District Centre within the Ndlambe Local Municipality, indicating its importance as an administrative, 
commercial, and service hub.

Prevalence: Residential uses are the dominant land use in Port Alfred, exhibiting a variety of development types. South of the 
Central Business District (CBD) and the Kowie River, low-density single-storey detached houses on large erven are prevalent. 
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The overall housing stock in the Ndlambe LM shows a high prevalence of formal houses on separate stands (87%), reflecting a 
tendency towards low-density development.

Challenges: The existence of very few high-density residential developments, such as flats, clusters, or semi-detached houses, 
is noted as being "contrary to the principles of densification and integrated settlement entrenched in existing policy". This 
historical pattern has contributed to urban sprawl. The town is also experiencing extensive pressure due to increasing 
populations, especially with regards to sewerage and water infrastructure. Furthermore, a significant housing backlog exists, 
with 8,408 beneficiaries in Thornhill (Port Alfred) alone requiring housing. The town is also dominated by student 
accommodation, indicating a need for more housing of this nature. Port Alfred is identified as having a medium risk of coastal 
flooding and a high drought risk, posing environmental vulnerabilities that need to be considered in development.

KEY STRATEGIES AND GUIDELINES FOR RESIDENTIAL DEVELOPMENT IN PORT ALFRED

To achieve its objectives, the SDF outlines several strategies and guidelines specifically relevant to residential development in Port 
Alfred:

Densification and Infill Development:

o Promoting higher density development in areas with larger residential erven through infill, subdivision, and 
approval of second/third dwellings is a key strategy to create a sustainable, compact town.

o Infill development involves identifying vacant land parcels within existing urban areas and developing them to their 
optimal potential to increase urban densities and promote integration.

o Densification is encouraged "in and around strategic locations" to provide high numbers of housing units in accessible 
areas, reducing the demand for new low-density developments on the periphery. The Services Edge (demarcated by 
a "blue dashed line") is the area specifically promoted for densification.

o "Increasing building density within towns can be addressed".

Mixed-Use and Housing Typologies:

o Priority must be given to the creation of mixed residential areas with different housing typologies, located close to 
public transport routes and employment opportunities, and within 400-800 metres of major nodes.

o The SDF promotes mixed-use spaces in towns to minimise the utilisation of limited land.

Student and Social Housing:

o The town's dominance by student accommodation highlights a need for more housing of this nature, and increased 
housing density would assist in meeting this demand.

o The SDF calls for the promotion of Social Housing development in Port Alfred. Social Housing is aimed at providing 
quality, affordable rental housing in well-located urban areas to address historical spatial inequalities, reduce the 
housing backlog, and promote social and economic integration.

o Special Development Areas for housing in Port Alfred include the CBD, Port Alfred North Areas (opposite Rosehill 
Mall), and Thornhill BNG Settlements. Proposed projects like Nemato Cricket Field Residential Settlement, Ezidonkini, 
and New Rest in Port Alfred specifically address informal residential settlements and vacant land for development.

Infrastructure and Urban Edge Management:

o The SDF uses an Urban Edge to limit outward growth and promote densification and integration within existing urban 
areas. The current review does not propose an extension or changes to the urban edge for Ndlambe LM, with the 
aim that development first takes place within the existing edge.

o Managed development is the preferred scenario, ensuring proper development controls and guidelines that consider 
all individuals and aspects, intensifying areas that can be intensified, and limiting development in protected areas.

o Investment in existing and new infrastructure networks (including transport) is crucial to provide sustainable services 
and ease access to social amenities and the job market.

The Spatial Development Framework for Ndlambe Local Municipality, and specifically for Port Alfred, provides a robust set of guidelines 
aimed at transforming inefficient, low-density residential patterns. The core thrust is towards densification, infill development, and 
the creation of mixed-use, higher-density residential areas that are well-integrated with public transport, employment opportunities, 
and social amenities. This strategic direction seeks to address historical spatial imbalances, reduce urban sprawl, and ensure sustainable 
urban growth while managing environmental vulnerabilities and improving the quality of life for all residents, including through the 
provision of social and student housing. Any proposed development in Port Alfred's residential areas should align with these principles, 
demonstrating how it contributes to a more compact, efficient, and integrated urban form.
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5 DEVELOPMENT PROPOSAL
The owner of the property wishes to develop a single storey dwelling on the erf. The dwelling will consist of 3 bedrooms, and an open 
plan lounge, dining and kitchen space, study, a verandah, patio and 1 garage.

5.1.1 DISTANCE TO THE BOUNDARY

The 8m building lines applicable to the property render the site undevelopable. An application to depart from these building lines is 
therefore necessary to enable development.

5.1.2 COVERAGE

It is proposed to develop a dwelling which will be 173.17m2 in extent. This equates to a coverage factor of 45.33%. The current 
development parameters restrict the property to 40% coverage. An application for departure will need to be submitted to enable the 
higher coverage.

5.1.3 HEIGHT

The height of the proposed dwelling will be 5,495m. This complies with the maximum height permitted being 11m.

Figure 6:Proposed Site Plan/Ground Floor Plan.

ACCESS, CIRCULATION AND PARKING

Vehicular access to the garage will be provided on the western boundary of the property.

The Ndlambe Municipality Land Use Scheme requires parking to be provided at a ratio of 1 space / dwelling unit. Sufficient parking is 
provided on each erf.
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OPEN SPACE REQUIREMENTS

Under the general provisions applicable to Residential Zone 3 erven the Ndlambe ILUS requires that for each erf a minimum of 25% of 
the property be set aside for common open space. It is further stated that this requirement can be relaxed if open space has been 
provided in the vicinity.

FIGURE 7:EXTRACT FROM ILUS_GENERAL PROVISIONS RESIDENTIAL ZONE 3

areas including the open space. In this complex Erf 6577 has been set aside as the common open space. Erf 6571 although zoned
Residential Zone 3 is in fact a private erf on which no common property is intended to be developed. It is therefore impractical to 
require that the owner for this property provide common open space.

Given the above no additional Open Space is to be provided on the property as sufficient open space is available within walking distance 
. 

As this circumstance meets the requirements for a relaxation of the provision of open space, application is made for the permanent 
departure from the provision of open space.

LAND USE APPLICATIONS

5.4.1 PERMANENT DEPARTURE FROM THE BUILDING LINES

The following departures will be required:

Erf 6571 Building Line Proposed Departure 

Western street boundary 8m 2,808m

Southern Street boundary 8m 2,400m

Eastern street boundary to from 8m 8m 3,672m

Lateral (Northern) boundary from 4m 0,0m for a garage

FIGURE 8: ERF 6571 PROPOSED BUILDING LINE DEPARTURES

5.4.2 DEPARTURE FROM COVERAGE 

A departure from the maximum coverage applicable to the property from 40% to 45.33%.

5.4.3 DEPARTURE FROM OPEN SPACE PROVISION

Given the above, no additional Open Space is to be provided on the property as sufficient open space is available within walking distance 
on Erf 6577 - As this circumstance meets the requirements for a relaxation of the provision of open space 
application is made for the permanent departure from the requirement to provide open space.

CIVIL SERVICES 

The proposed building line and coverage departures will not require the augmentation of the existing services at the properties. The 
intended development of one dwelling unit will connect to the available services.

TRAFFIC IMPACT 

The proposed building line and coverage departures and associated development of 1 dwelling unit will not have any impact on the 
existing traffic network.
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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 no impact on the demand for community facilities as only single dwelling units are proposed. This impact is 
accepted to be minor and can be accommodated by the existing facilities.

EXISTING CHARACTER

The area can be considered to have a residential character. Single residential dwellings prevail in the vicinity.

5.10.1 INFLUENCE OF THE PROPOSAL ON THE EXISTING CHARACTER

The proposed departures will enable the development of a single dwelling unit which are in keeping with the existing character of the 
area. The proposal will therefore have no negative effect on the residential character of this part of Port Alfred.. 

5.10.2 PRIVACY AND VIEW

The single storey development will ensure that the surrounding properties are not impacted on from a privacy perspective. The 
development will not impact on views from surrounding erven.

6 DEVELOPMENT PRINCIPLES AND NORMS & STANDARDS AS 

CONTEMPLATED IN CHAPTER 2 OF SPLUMA;
Chapter 2 of the Spatial Planning and Land Use Management Act (SPLUMA) (Act No. 16 of 2013) establishes fundamental development 
principles and norms and standards that are intended to guide spatial planning, land use management, and land development. These
principles are particularly relevant when a competent authority considers any application that may impact the use and development 
of land. The proposed applications for departures and the subsequent development of a single dwelling unit on Erf 6571 Port A lfred 
are assessed against and demonstrate alignment with these core principles, as outlined below:

SPATIAL JUSTICE 

The principle of spatial justice advocates for redressing past spatial imbalances through improved access to and use of land, and for 
spatial planning mechanisms to include flexible provisions appropriate for the management of areas and persons that were previously 
excluded or disadvantaged. While Erf 6571 is a private property, its small extent of 382m² renders the existing development parameters 
restrictive and impractical to apply for the owner's intent to develop a new dwelling house. The requested departures from building 
lines and coverage are essential to enable the practical and reasonable development of this property. By facilitating the development 
of an otherwise constrained urban parcel, the application implicitly promotes a more equitable and efficient utilisation of existing urban 
land, contributing to the broader goal of making land use rights accessible and viable for properties with challenging site-specific 
conditions. Furthermore, the Municipal Spatial Development Framework (SDF) 2023 identifies increasing population pressure and a 
significant housing backlog in Port Alfred, indicating a general need for housing solutions that this development, albeit a single unit, 
contributes to.



Erf 6571 Port Alfred 26 January 2026 12

SPATIAL SUSTAINABILITY 

Spatial sustainability promotes land development that operates within the fiscal, institutional, and administrative means of the 
Republic, limits urban sprawl, and fosters viable communities. The proposed development aligns with this principle by:

Efficient Resource Utilisation: The development of one dwelling unit will connect to the available existing civil services and will not 
necessitate the augmentation of these networks. This demonstrates a prudent use of existing infrastructure, aligning development with 
the municipality's capacity.

Limiting Urban Sprawl: The proposal is for an infill development on an existing erf within the established urban fabric of Port Alfred. 
This directly supports the SDF 2023's strategic direction to limit outward growth and promote densification and integration within 
existing urban areas, thereby counteracting urban sprawl. The SDF 2023 specifically promotes "Existing Low Density Residential" in the 
area where the proposal falls.

Community Viability: The addition of a dwelling unit within an existing residential area contributes to the overall stability and residential 
character of the community, supporting its viability.

EFFICIENCY 

The principle of efficiency requires land development to optimise the use of existing resources and infrastructure, and to minimise 
negative financial, social, economic, or environmental impacts. The proposal demonstrates efficiency through:

Optimised Infrastructure Use: As highlighted, the development will connect to existing services, eliminating the need for new or 
upgraded infrastructure, thus optimising current resources.

Minimised Negative Impacts: The proposed single-storey dwelling is projected to have no adverse impact on the existing traffic network, 
heritage conservation efforts, demand for community facilities, or the privacy and views of surrounding properties. This design 
consideration ensures that the development integrates smoothly without generating new negative externalities.

SPATIAL RESILIENCE 

Spatial resilience encourages flexibility within spatial plans, policies, and land use management systems to ensure sustainable 
livelihoods in the face of economic and environmental changes. The application for departures from standard development parameters, 
necessitated by the unique site-specific conditions of Erf 6571, exemplifies an adaptive and resilient approach to land use management. 
By allowing for reasonable deviations from rigid rules when justified by impracticality, the system facilitates the productive use of urban 
land that might otherwise remain underdeveloped, enhancing the overall resilience of the urban environment to accommodate 
practical development needs.

GOOD ADMINISTRATION 

Good administration mandates an integrated approach to land use and land development guided by comprehensive spatial planning
systems, promoting transparent public participation, and ensuring clear policies and procedures. The application itself is framed within 
the established regulatory environment, referencing the Ndlambe Municipality Land Use Scheme (ILUS) and the Municipal SDF (2023). 
The requirement for detailed information, the assessment against desirability criteria, and the procedural framework of the Ndlambe 
Spatial Planning and Land Use Management (SPLUM) By-laws illustrate a commitment to an integrated, transparent, and legally sound 
administrative process. This ensures that the decision-making is informed, accountable, and consistent with the municipality's broader 
planning objectives.

7 DESIRABILITY
Section 53(4) of the Ndlambe Spatial Planning and Land Use Management (SPLUMA) By-law outlines the criteria against which the 
desirability of a proposed land utilisation is assessed. The applications for departures and the development of a single dwelling unit on 
Erf 6571 Port Alfred demonstrate alignment with these criteria as follows:

Suitability of the Land for Proposed Utilisation The property, Erf 6571 Port Alfred, is a relatively small private erf, 382m² in extent, 
zoned Residential Zone 3. The existing development parameters are restrictive and impractical for the owner's intent to build a new 
dwelling house. The requested departures from building lines and coverage are essential to enable the practical and reasonable 
development of this urban parcel. By facilitating the construction of a dwelling unit, the proposal makes effective use of a constrained 
site, which would otherwise remain underdeveloped.

Conformity with the Municipal Spatial Development Framework (SDF) 2023 The Municipal Spatial Development Framework (SDF) 
2023 for Port Alfred promotes "Existing Low Density Residential" in the area where Erf 6571 is located. The proposed development, 
being an infill project on an existing erf within the established urban fabric, aligns with the SDF's strategic direction to limit outward 
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growth and promote densification and integration within existing urban areas. Although a single unit, it contributes to addressing the 
identified increasing population pressure and housing backlog in Port Alfred, without contributing to urban sprawl.

Compatibility with the Character and Existing Spatial Structure of the Surrounding Area The area surrounding Erf 6571 has a 
residential character, predominantly featuring single residential dwellings. The proposed development is for a single-storey dwelling 
unit, which is in keeping with this existing character and is projected to have no negative effect on the residential amenity of this part 
of Port Alfred.

Accessibility of the Land Regarding Existing Development and Infrastructure The proposed dwelling unit will connect to the available 
existing civil services and will not require the augmentation of these networks. This demonstrates an optimal use of current resources 
and infrastructure, aligning development with the municipality's capacity and ensuring the site's accessibility to essential services 
without placing undue strain on them.

Cost and Availability of Required Services and Infrastructure As the development will connect to available existing civil services and 
does not necessitate augmentation of these networks, it represents an efficient and prudent use of existing infrastructure, thereby 
minimising costs associated with new service provision.

External Visual Impact of the Proposed Utilisation of the Land The proposed single-storey dwelling is designed to integrate smoothly 
with its surroundings. It is anticipated to have no adverse external visual impact, ensuring that the development is in harmony with the 
aesthetic considerations of the neighbourhood.

Potential Disruption or Damage to the Environment or Public Nuisance and Mitigation Measures The proposed single-storey dwelling 
is projected to have no adverse impact on the existing traffic network, heritage conservation efforts, demand for community facilities, 
or the privacy and views of surrounding properties. The design considerations ensure that the development avoids new negative 
externalities and minimises potential disruption or public nuisance. There are no indications of significant environmental damage.

Potential Impact on Immediate Neighbours and Existing Rights and the Surrounding Community The single-storey nature of the 
development ensures that surrounding properties are not negatively impacted from a privacy perspective and that views from 
neighbouring erven are preserved. The addition of a single dwelling unit within an existing residential area contributes to community 
stability and character, with only a minor, accommodating impact on demand for community facilities. The departures requested are 
due to site-specific constraints, enabling reasonable development without infringing on neighbours' rights.

Proposed Layout, Including Street Pattern, Density, and Open Space and Community Facility Provision The proposal is for a single 
dwelling unit on an existing erf. Vehicular access will be provided on the western boundary, with sufficient on-site parking for one 
vehicle, as required. Regarding open space, the application seeks a permanent departure from on-site provision because Erf 6577 within 
the broader complex is already designated as common open space, satisfying the requirement for accessible recreational areas within 
walking distance. This demonstrates a practical approach to land use, acknowledging existing community provisions.

Traffic Impact and Access Arrangements The proposed development of a single dwelling unit is projected to have no adverse impact 
on the existing traffic network, ensuring that local traffic flow and access arrangements remain undisrupted.

CONCLUSION

The proposed applications for departures and the subsequent development of a single dwelling unit on Erf 6571 Port Alfred represent 
a practical and necessary response to the unique site-specific constraints of the property. The owner intends to develop a new dwelling 
house on this relatively small, 382m² erf, which is currently zoned Residential Zone 3. The existing development parameters, including 
building lines and coverage, are restrictive and impractical to apply to such a constrained parcel of land. Therefore, departures are 
requested from various building lines and from the permitted coverage factor (from 40% to 45.33%). Additionally, a permanent 
departure from the provision of open space is sought, justified by the existence of designated common open space on Erf 6577 within 
the broader complex. The proposed dwelling will be single-storey and adhere to the maximum height requirements.

This proposal demonstrates strong alignment with the fundamental development principles and norms & standards contemplated 
in Chapter 2 of SPLUMA:

Spatial Justice is addressed by enabling the reasonable development of a constrained urban parcel, which promotes a more 
equitable and efficient utilisation of existing urban land. This makes land use rights accessible and viable for a property facing 
challenging site-specific conditions and contributes to the general housing need in Port Alfred as identified in the Municipal 
Spatial Development Framework (SDF) 2023.

Spatial Sustainability is upheld through the efficient use of existing resources. The development will connect to available civil 
services without requiring augmentation, and its nature as an infill development on an existing erf within the established urban 
fabric directly supports the SDF 2023's strategy to limit urban sprawl and promote densification.

Efficiency is achieved by optimising the use of existing infrastructure and minimising negative impacts. The single-storey 
dwelling is projected to have no adverse effects on the existing traffic network, heritage conservation, demand for community
facilities, or the privacy and views of surrounding properties.
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 Spatial Resilience is exemplified by the system's flexibility in accommodating reasonable departures from standard 
development parameters when justified by impractical site conditions, thereby facilitating the productive use of urban land. 

 Good Administration is evidenced by the application's adherence to the established regulatory framework, including the 
Ndlambe Municipality Land Use Scheme (ILUS) and the Municipal SDF (2023), ensuring a transparent, accountable, and legally 
sound administrative process. 

Furthermore, the applications and the resulting development meet the requirement of desirability as set out in Section 53(4) of the 
Ndlambe Spatial Planning and Land Use Management (SPLUMA) By-law: 

 The land's suitability for the proposed utilisation is confirmed by the existing Residential Zone 3 zoning. The proposed 
departures merely enable the development of a residence on the site.  

 The proposal's conformity with the Municipal SDF 2023 is clear, as it promotes infill development within "Existing Low Density 
Residential" areas, contributing to addressing housing needs and densification goals without fostering urban sprawl. 

 The compatibility with the character and existing spatial structure of the surrounding residential area is maintained, with the 
single-storey design having no negative impact on the neighbourhood's amenity. 

 Accessibility to existing development and infrastructure. The site forms part of a broader residential development complex 
and is situated within the existing urban footprint of Port Alfred. The site is services by existing infrastructure and no new 
services or augmentation is required. 

 The cost and availability of required services and infrastructure are optimised, leveraging existing networks. 

 The external visual impact is minimal due to the single-storey design, ensuring harmony with the streetscape. 

 Potential disruption or damage to the environment or public nuisance is minimised, with no adverse impacts projected on 
traffic, heritage, community facilities, or neighbours' privacy and views. 

 The impact on immediate neighbours and existing rights. The proposal will not affect any potential neighbours as the site is 
surrounded by road reserve. The proposed structure is also orientated toward these roads and does not overlook or impact 
on the potential neighbour to the north.  

 The traffic impact and access arrangements are deemed to have no adverse effect on the existing network. 

In conclusion, the proposed applications for departures and the subsequent development of a single dwelling unit on Erf 6571 Port 
Alfred are desirable and fully aligned with the strategic direction of the SDF 2023. Granting these approvals will enable the efficient 
and equitable use of a constrained urban land parcel, contributing positively to the municipality's planning objectives and the well-
being of the community without causing undue negative impacts. It is therefore recommended that the proposed applications be 
approved. 
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