
                                                                                        

 
 
 
“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  

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 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) 

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. 

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. 

http://www.property24.com/for-sale/industrial/plettenberg-bay/western-cape/7533
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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. 


