
                                                                                       

“Sustainable development conserves land, water, plant and animal resources, is environmentally non-degrading, technically appropriate, economically viable and socially acceptable.” 

         

        FOOD AND AGRICULTURE ORGANISATION – United Nations 
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Zoning of property – all you want to know 

Just about everybody has heard of zones and zoning in relation to property, but the average property buyer or owner 
has little – if any – clear knowledge of what the different zones are, if and when one needs to apply for any form of 
zoning or re-zoning, and how to go about this task. 
 

Typical Zones 
 

The Land Use Management function of local municipalities works to ensure that all land and properties in South Africa are used only 

according to their permitted land-use or zoning rights. It considers applications for new developments by property owners and 

developers to change permitted land uses, zoning rights and their accompanying restrictions, which are in turn specified in a zoning 

scheme.  

 

Typical land-use or zoning categories in a zoning scheme include: 

 

- Residential zones (e.g. single residential dwellings, group housing schemes or blocks of flats) 

- Open space zones (e.g. public open spaces, parks, sports fields, cemeteries or private open spaces) 

- Business and Commercial zones (e.g. shops or office blocks) 

- Community and Institutional use zones (e.g. schools, clinics or places of worship) 

- Industrial zones (e.g. factories, motor repair garages or warehouses) 

- Municipal zones (e.g. electricity substations or water treatment plants) 

- Transport zones (e.g. public roads, railway lines and public transport interchanges)  

- Government zones (e.g. areas specifically reserved for government buildings) 

- Agricultural zones (e.g. farmland) 

- Special use zones (e.g. petrol stations) 

SDF & RSDF 

In addition to the Spatial Development Frameworks (SDF) & and Local or Regional Spatial Development Frameworks (RSDF) drawn 
up by spatial planning officials, zoning schemes and related regulations and policies are primary tools for land-use and development 
management. Spatial Development Frameworks and  Regional Spatial Development Frameworks stipulate where development may 
or may not happen in the future and provide an overview of land use in the cities of South Africa. 

All decisions on development applications must be consistent with these controls, as must the guidelines and requirements found in 
the relevant Ordinances, for example the Gauteng Town Planning and Townships Ordinance 15 of 1986. It is also important to note 
that there could also be other Acts (National Environmental Management Act of 107 of 1998) that, together with the local Council's 
related operational policies and requirements, have an influence on the proposed development. Collectively, these controls are 
known as the Land Use Management System. 

 

  

http://www.property24.com/for-sale/industrial/plettenberg-bay/western-cape/7533
http://www.property24.com/for-sale/gauteng/1
http://www.property24.com/for-sale/town/port-alfred/eastern-cape/8392
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Who enforces the Land Use Management System? 

Land use management services are delivered through a network of Provincial and Local Municipal offices that offer the following 
services: 
 
- Pre-application advice to residents, consultants and developers about land use management issues and application procedures for 
the submission of development applications 
- Processing and facilitating applications for consent, permissions, re-zonings, subdivision, removal of title deed restrictions and 
township establishments etc. 
- Enforcement of planning and land use management related legislation and zoning scheme regulations 
- Issuing of property zoning certificates 
- Investigating and resolving land-use management complaints and illegal land use, and prosecuting contraventions. 

Where does Gauteng Department of Agriculture and Rural Development (GDARD) fit in? 

In summary they are concerned with the environment, health, sustainability and upscaling rural development by (according to their 
mission statement on their website): 

     promoting environmental protection and management, 
   expanding access to agricultural opportunities and maximise food security, 
  upscaling rural development, 
  promoting the One Health system, and 
  supporting sustainable livelihoods. 
 
 They are intimately involved in the EIA process that is required for approval to rezone to higher densities and are one of the 

municipal offices consulted as mentioned in the previous point. 

The different zones 

For the purposes of this, we are discussing three basic categories of zoning – residential, business and industrial – and each category 
is sub-divided further into different zones. Looking first at residential property, there are four categories, and restrictions on the 
building or buildings to be constructed on the property are determined in terms of three elements known as coverage, F.A.R. and 
density. Coverage is the maximum area of land on which one is permitted to build; F.A.R. (floor area ratio, or Bulk) is the maximum 
floor area under roof allowed; and density is the number of dwellings permitted per hectare (10 000 square metres). 

Residential 1: is the zoning which stipulates that properties can have a density of only one dwelling per stand or erf, that is, a house. 
An example here would be as follows: 

Firstly, one is allowed to build one house on the property in terms of this zoning. Coverage permitted is 40%, which means that on a 
1 000-square metre stand one would be permitted to build a dwelling covering a maximum of 400 square metres, including garages 
and outhouses. If one is given the right to build a two or three-storeyed home, one can cover up to 400 square metres per storey. 
The footprint cannot be more than 400 square metres. 

Residential 2: allows a density of between 10 and 20 dwellings per hectare, bearing in mind that a hectare is 10 000 square metres 
(or just under 2.5 acres). This is obviously the ideal zoning for cluster housing or townhouse complexes. 
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Residential 3: permits a density of between 21 and 40 dwellings per hectare, and is therefore usually used for smaller cluster or 
townhouse complexes.. 

For example, on a 26 000-square metre property, 40% coverage amounts to 10 400 square metres. With a density of 25 units per 
hectare, the developer on this site could then typically build 65 townhouses (2.6 hectares x 25) of 160 square metres each (that is 
the total coverage of 10 400 squares metres divided by the 65 units) over two floors – 100 square metres at ground level (including a 
double garage) and 60 square metres upstairs. 

Residential 4: allows for a density of between 41 and 120 dwellings per hectare, and obviously caters for the construction of blocks 

of flats. 

Moving on to business property, once again there are four clear sub-divisions. 

Business 1: is the zoning one would seek for general business in the form of shopping centres or malls. This category is mostly 
unrestricted, which means that the developer or owner would be allowed to have almost any type of shop on the premises. 

Business 2: is a zoning for a shopping centre, but with certain restricted businesses. For example, because of the location or 

immediate surroundings a restriction may be placed on opening a bottle store, or a pet shop. 

Business 3: is a more strict zoning which will not allow a wider variety of businesses to open and operate in the centre. 

Business 4: is the final zoning category for business, and does not involve shopping centres or malls at all. It provides for office use 
(with or without residential use) and is typified by the growing number of office parks that one sees in South African urban centres 
today. 

An example here, a 4 000-square metre property with the usual 40% coverage and 0.4 floor area ratio could place a maximum of 1 
600 square metres under roof. Assuming he has been allowed a maximum of two storeys, a developer of this site would typically 
build three double-story office blocks of 530 square metres each (1 600 square metres divided by 3). Each block could be further 
split into four office suites of 132 square metres each. 

The final category involves industrial property, and has three sub-divisions. 

Industrial 1: provides zoning for normal factories, warehouses or storage depots. 

Industrial 2: is specifically for operations which can involve noxious and/or unpleasant odours and emissions, such as abattoirs, 

foundries or glue works. 

Industrial 3: is the final zoning, and caters for specific applications such as specialist workshops or mini-factories. 

For industrial zoning a 70% coverage is typically allowed, which means a 3 100-square metre property could have buildings covering 
a floor area of 2 170 square metres. Let us say it has also been granted a height restriction of 20 metres maximum. A developer of 
this site would typically build a single-storey factory warehouse unit of 2 170 square metres with a high roof for an application like a 
gantry crane or pallet storage. 
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When is zoning or rezoning necessary? 

As far as residential property is concerned, usually one is looking either to rezone or to sub-divide a particular property. 

Re-zoning could crop up – for example – if one is running a business from home, and the business grows to the extent that traffic 
and activities reach a level which could upset and inconvenience neighbours. One would then apply for rezoning from a Residential 1 
to a Business 4 category. This would generally not apply in the case of a small home business with two or three staff, one or two 
cars, and occasional client visits. 

Sub-division, very simply, comes into play if one owns a large property (of 2 000 square metres, for example) and wishes to break it 
down into (say) four separate units. In this case one would apply for the property to converted from a Residential 1 zoned property 
with one dwelling per stand, to a property zoned for one dwelling per 500 square metres. 

In the case of residential or industrial property, obviously anyone contemplating the opening of a business or industrial undertaking 
will have to ensure – in looking for a suitable property – whether it is correctly zoned. If not, the prospective businessman or 
industrialist will have to submit the necessary application for zoning to the relevant local authority. 

How do I apply for re-zoning? 

No matter which option one is applying for – be it any of the subdivisions in the residential, business or industrial category – one has 
two options. 

First of all, one can engage the services of private town planner to handle the entire operation from beginning to end. The 
advantage here is that the application is being handled by a specialist who is familiar with all aspects of the procedure, and who will 
follow it through to its logical conclusion both efficiently and effectively. The disadvantage, of course, is that one will have to pay a 
fee for this service, although one should bear in mind that any such fee may well be the cheaper option in the long run. 

The alternative is to handle the entire procedure oneself, but be warned that it can be a long and arduous affair which could stretch 
to anything between two months and two years. 

Should one choose this option, the essential first step is to arrange an appointment with the town planner of the relevant 
municipality. He or she is the expert, and will be able to provide you with a step-by-step guide of exactly what you have to do and 
what documentation you will have to obtain and complete. 

Bear in mind, however, that in a less than perfect world the fact that one is armed with a detailed “to do” list does not necessarily 
mean smooth sailing. On the contrary, one is more than likely to encounter an ongoing series of hurdles and problems for which one 
has no answers. Never feel too embarrassed to contact the town planning office with each question that crops up. It is far better to 
consult the expert than to take an ignorant and ill-advised stab in the dark oneself. 

It is that sort of irresponsibility that will take far more of one’s time, and in the long run will cost one far more money than any fees 
one pays a private town planner to take all these troubles off one’s hands.” 
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Principles of Property Valuation 

The value of a home depends upon the paradigm of the viewer (the “valuer”).  There are four different ways that we can value a 
home, and homeowners and real estate agents need to determine which value is right at the specific time. 

 Cost is the amount of money that it would take to replace the home today. This number is an estimate of what you would 
have to pay for a “replacement” plot (erf) in Port Elizabeth similar to the one in question, as well as what you would spend 
to build the actual structures on the property. 

 Price is a tool to describe the value established by the homeowner and the listing agent. This is an arbitrary figure that 
could or could not represent a value that potential buyers would feel compelled to view and potentially purchase the 
property. 

 Value is what the property is worth to someone. If you have been in the real estate business for some time, then you have 
heard a few stories about somebody who paid an amount for a home that seemed to be “crazy high” compared to what 
else was happening in the market. 

 Market Value is a price range that appeals to many buyers and causes a sale to occur within a reasonable time frame. This 
is the value that serious home sellers should be seeking from their real estate agent. 

 


