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1. OVERVIEW AND MANDATE 
 

RS Town Planning Consultants has been appointed by the registered owners of Erf 5625, 

George to apply for permanent departures from the applicable building lines in order to 

regularise the portions of the existing structures on the property.   
 

The power of attorney to submit this application is annexed as Annexure A. 

 

 

2. BACKGROUND 
 
The owner’s agent submitted building plans at the end of 2024 for additions to the existing 

dwelling.  

 

On 21 October 2024, a letter was issued by the Manager: Building Control which pointed out 

that some of the structures require an application for permanent departures in terms of section 

15(2)(b) of the George Municipality Land Use Planning By-Law, 2023.  

 

A copy of the letter is annexed as Annexure B. 

 

This application is made in response to the abovementioned letter so that building plans can 

be approved in terms of the National Building Regulations and Building Standards Act no 103 

of 1977.  

 
 

3.  APPROVAL REQUIRED 
 

Application is made for the following permanent departures in terms of the George Municipality 

Land Use Planning By-Law, 2023 in respect of Erf 5625, George:  
 

a) a permanent departure in terms of section 15(2)(b) to allow two carriage way crossings 

on Erf 5625, George spaced 9.790m from each other as opposed to the prescribed 

12m, and, to relax the minimum street boundary length from 30m to 29.51m as 

prescribed in terms of 45(4)(b) of the George Integrated Zoning Scheme By-Law, 2023; 

 

b) a permanent departure in terms of section 15(2)(b) to relax the Eastern side building 

line from 3m to 0.781m and the street building line from 5m to 4.212m to allow the 

existing “flat and store” to encroach the mentioned building lines; and 

 

c) a permanent departure in terms of section 15(2)(b) to relax the street building line from 

5m to 0m and the side building line from 3m to 0m to allow the existing carport to 

encroach the mentioned building lines.  

 

 

4. PROPERTY INFORMATION AND DEVELOPMENT PROPOSAL 
 

4.1 Property Information 
 

An overview of the relevant property details is summarised below:   
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a) Description: Erf 5625, George in the Municipality and 

Division of George, Province of the Western 

Cape. 

b) GPS Coordinates: 33°57'30.25"S; 22°29'6.39"E 

c) Title Deed Number: T53858/2024 

d) Ownership: Bryon John Hughes 

e) Property Extent: 1180m² 

f) Title Conditions: No restrictive conditions. 

g) Servitudes: No servitudes referenced in Title Deed or 

indicated on SG diagram 733/72 

h) Bondholder: No bond registered. 

 

  
  

4.2 Property Location 
 

Erf 5625, George is situated ±800m north of Knysna Road with a physical address of 28 

Tarentaal Road – its location is outlined in blue on Figure 1 below.  

 

A more detailed locality plan is attached hereto as Annexure C.  

 

 
Fig 1 – Location of Erf 5625, George (Source: George Public Viewer) 

 
 
 
 



6 
 

4.3 Zoning & Character  
 

Erf 5625, George is zoned Single Residential Zone I in terms of the George Integrated Zoning 

Scheme By-law, 2023 as reflected on figure 2 below. The application area does not fall within 

a designated overlay zone.  

 

 
Fig 2 – Zoning Scheme Map extract (Source: George Public Viewer) 

 

The surrounding area is characterised by low density, medium sized single residential 

dwellings.  

 

Erven in this area typically vary between 1000m2 – 1800m2 and are developed with dwelling 

houses and outbuildings commonly associated with this zoning category.   

 

 

4.4 SG Diagram & Title Deed  
 
The Surveyor-General diagram (SG 733/72) is annexed as Annexure D. It does not show any 

registered servitudes over the subject property.  

 

Erf 5625, Goerge is registered to Bryon John Hughes in terms of Title Deed T53858/2024 

(Annexure E). A conveyancer’s certificate has been obtained, confirming that there are no 

restrictive conditions that prohibit the approvals applied for – see Annexure F. 

 

 

4.5 Bondholder’s Consent 
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There is no bond registered over the subject property, thus no consent is required. 

 

 

4.6 Existing Use 
 
Erf 5625, George is developed with a single dwelling house. The subject property also includes 

an outbuilding comprising a flat, covered parking and storage area as shown in Figure 3 below.  

 

Over time, several additions to the main dwelling and outbuilding were carried out. Some of 

these additions encroach on the designated street and side building lines.  

 

The current owners have appointed an architect to prepare and submit the necessary building 

plan application. The intent is to regularise all existing structures, ensuring compliance with 

the applicable planning legislation and the building regulations.  

 

 

4.7 Development Proposal  
 

The purpose of this application is to regularise all existing building work as indicated on the 

Site Layout Plan shown as Figure 3 below.  

 

This requires the following land use approvals: 

 

• A permanent departure to relax the side building line from 3m to 0m to regularise the 

existing “carport, flat and store” (indicated on figure 3 below); and 

• a permanent departure to relax the street building line from 5m to 0m to allow the 

existing carport to encroach the building line (indicated in red as ‘as-built’ on figure 3 

below).   

 

The additional works indicated in red on figure 3 does not require land use approval, and 

include the following: 

 

• as-built covered patios at the rear of the existing dwelling with a total area of 31.185m2; 

• as-built bay windows of 3.11m2 at the northern and western side of the existing 

dwelling;  

• as-built dressing room of 13.048m² at the eastern side of the existing dwelling; 

• as-built WC of 1.412m² at the south-eastern side of the existing building; and 

• as-built covered entrance 6.123m² at the existing entrance in front of the dwelling.   
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Fig 3 – Site Layout Plan showing as-built structures and encroachments  

 

 

The site layout plan and building plans are attached as Annexure G. 

  

  

5. IMPACT OF PROPOSED DEVELOPMENT  

 

5.1 Impact on Environment and Heritage Resources 
 

Erf 5625, George is not located within an established Environmental or Heritage Overlay zone. 

The erf is already developed and there is no loss of gardening space or vegetation that will be 

removed, nor are there any sensitive or indigenous vegetation that is impacted on.  

 

None of the structures are older than 60 years. There are no heritage or environmental 

attributes associated with the subject property that are worth preserving.   

 

5.2 Impact on traffic and streetscape 
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Erf 5625, George has two carriageway crossings on Tarentaal Road as indicated on figure 3 

above. Both function as a combined entrance and exit. The carriage way crossings are spaced 

9.790m from each other. Since the George Zoning Scheme By-Law, 2023 requires a 12m 

space, a permanent departure is required (see 3 above). The space between the existing 

carriageway crossings is sufficient and does not create any access or traffic-related issues.  

 

The carport is situated on the street boundary but does not protrude onto the street or interfere 

with vehicular traffic, pedestrian movement or sight distances. Tarentaal Road is not a high-

order road and carries very low traffic volumes.  

  

The carport is constructed of material that is not considered out of character with the area. 

Figure 4 below provides a view of the access point from inside the erf out onto the street. the  

 
Fig 4 – View onto Tarentaal Road  

 

 

5.3 Impact on neighbouring properties and character 
 

The location of the encroaching structures relative the existing dwelling and the scale and 

height of these structures are of such a nature that it is not expected to have a noticeable 

impact on sunlight, views or privacy, and therefore no adverse impact on property values.   

Figure 5 below shows the location of the covered parking in relation to the existing outbuilding. 

It is constructed at a height of ±2.409m and does not create an overbearing effect or detract 

from the existing streetscape. 
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Fig 5 – Existing outbuilding and covered parking viewed from driveway  

 

Figure 6 below shows the relevant elevations of the as-built carport on site. The existing 

carport has a low-pitched roof which minimises its visual impact, which drastically minimises 

its visual impact. The total height of the structure is ±2,409m.  

 

   

 
Fig 6 – All relevant elevations of the outbuilding which encroaches the street and side building line. 

 

 

Figure 7 below illustrates the portion of the as-built kitchen and bathroom that encroaches the 

3m South Eastern side building line by approximately 1.913m. The structure is constructed at 

single-storey level and does not overlook onto adjacent Erf 5624, George. 
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Fig 7 – As-built kitchen & bathroom that encroaches the Eastern building line. 

 

 

Considering the location, scale and construction material of the encroaching structures, and 

given that these structures are commonly found within the surrounding area, it is highly   

unlikely that it will have any impact on character.  

 

5.4 Impact on engineering services and Fire Fighting  

 

The encroaching structures do not cause any obstructions for the purposes of firefighting. 

These structures are also not in close proximity to any dwellings on the adjacent erven, 

therefore it does not create a fire risk.  

Furthermore, the structures do not obstruct access to existing engineering services. The 

current infrastructure remains accessible, ensuring no disruption or adverse impact to service 

delivery. 

 

5.5 Need and Desirability  

 

The structures in question are considered desirable for the following reasons: 

 

• The existing and proposed additions are of an acceptable scale and in keeping 

with the existing character of the area.  

• Approval of the application will not have an adverse impact on the natural 

environment, heritage resources or existing open spaces. 

• The footprint of the existing and proposed structures is minor and will not cause 

an overshadowing effect or interfere with sunlight, privacy, scenic vistas or the 

skyline. 
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• The erf is relatively large and can easily accommodate the existing and proposed 

additions.  

• The structures in question are not expected to cause any disturbance.  

• Approval of the application will ensure compliance with the applicable statutory 

framework and allow the owner to submit building plans for consideration and 

approval.  

• Property values are not expected to be affected at all. 
 
 

6. LEGISLATIVE FRAMEWORK & POLICY FRAMEWORK 
 

6.1 George Integrated Zoning Scheme By-Law, 2023 
  
Erf 5625, George is zoned Single Residential Zone I.  

 

The development parameters are complied with, save for the building line departures. An 

overview of the applicable development parameters is summarised in Table 1 below: 

 

 Restriction SRZI 
(Dwelling House) 

Compliant? 

a) Height 8.5m Yes  

b) Coverage 
 

500m2 Yes – 24.06% used 
 

c) Building lines Street – 5m 
Side & rear – 3m  

No – permanent departures 
required (see par 3.1 above) 

d) Parking 2 bays per dwelling unit 
 

Yes  

Table 1 – SRZ1 Development Parameters 
 
 

 

6.2 Policy Framework 
 

There are no relevant policies or spatial plans applicable to the subject area that impact on 
the application.   
 
 

7. CONCLUSION  
 
The development proposal is considered consistent with the applicable legislative framework 

and the character of the area.  

 

For the reasons mentioned above, the impact of the permanent departures sought is expected 

to be minimal.  

 

It is requested that this application be considered favourably so that the owners can comply 

with the requirement to have building plans approved.  



8-07-2025

Annexure A



Erf : 5625
Plan No: 1771/24

Portal Ref: 3685089

GRG Ref: 3433718
Fuzisa Nomlala 044 801 9088
Mtembeni Dotye 044 801 9438
Hannes Labuschagne 044 801 9126

GRIESELA

2024-10-21

BRYON JOHN HUGHES
26 Tarentaal Street, George

Sir/Madam

SUBMISSION OF BUILDING PLANS STAND NO: 5625

You are hereby notified that the abovementioned application cannot be approved prior to the rectification of the 
following requirements:

Outcome Comments:

Refer to departmental comments.
Braai to be indicated and specified on plan.
The chimney should be indicated on site layout.
Existing pipes should run to an outside stack & vent at bathroom 2.
See comment from town planning department.

Comments from Departments: 

Comments received from Town Planning
Building line relaxation is required.
Confirmation that structures do not infringe on the boundary building line (seems like it from the aerial images).
Provide previously approved plans.

A.Lombard

ALOMBARD
044 801 9303

Comments received from Building Control
Braai to be indicated and specified on plan.
The chimney should be indicated on site layout.
Existing pipes should run to an outside stack & vent at bathroom 2.
LABUSCHAGNEH
0448019126

Comments received from Electrical Services
ETS: IN ORDER

KJOUBERT
1473

Comments received from Technical Services (Street and Storm Water)

Annexure B



FIVAZR

Comments received from Technical Services (Water and Sewerage)
Existing Sewer use
JOUBERTE
                    

Comments received from Fire Services

Comments received from Eden Municipal Health Services

Comments received from Civil Services

Comments received from Traffic Services

Comments received from Financial Services

JOUBERTW

Comments from Environmental

..................................................................................
MANAGER BUILDING CONTROL/ BESTUURDER BOUBEHEER: M F TOYER
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m

. Interior w
alls m

inim
um

 110m
m

 thick.
Brick as indicated. Stock bricks to be kept clean of m

ortar. Provide
brickforce in each layer for foundation w

alls, (5 layers m
inim

um
), each

layer above w
indow

s and doors and at 4 course intervals: use alternate
layer of 75m

m
 brickforce and butterfly tie-w

ires for all other 280m
m

brickw
ork. U

se 75m
m

 brickforce in each course every 4 layers for
110m

m
 and 220m

m
 brick w

alls.

FO
UNDATIO

N: SANS 10400 Part H:
All foundations concrete strip foundations unless specified. C

oncrete
m

inim
um

 15M
Pa after 28 days.

FILLING
: SANS 10400 Part J:

Backfill to be com
pacted in layers not m

ore than 150m
m

 layers to
m

inim
um

. C
om

pact to m
in. 98%

 M
O

D
. AASH

TO
 or otherw

ise as
specified by Engineer.

FIRE PRO
TECTIO

N: SANS 10400 Part T:
The requirem

ents of the Act w
ill be deem

ed to have been satisfied if the
design, construction and equipm

ent of buildings com
plies w

ith SAN
S

10400 Part T and satisfies the local authority.

G
LAZING

:
To com

ply w
ith SAN

S 10400 Part N
 and SAN

S 10137. C
lear G

lass
unless specified. M

ark all sliding doors visible. SAFETY G
LASS IN

 ALL
D

O
O

R
S AN

D
 W

IN
D

O
W

S LO
W

ER
 TH

AN
 300m

m
 FR

O
M

 G
R

O
U

N
D

LEVEL AN
D

 LAR
G

ER
 TH

AN
 1 m

². Safety glazing required in a bath
enclosure or show

er cubicle that is glazed, or w
here glazing occurs

im
m

ediately above and w
ithin a distance of 1 800 m

m
 horizontally or

vertically from
 a bath or show

er. All glazing thickness and safety glazing
to be in accordance w

ith sans 10400 N
. The m

axim
um

 air leakage for
w

indow
s and doors shall com

ply w
ith the requirem

ents of SAN
S 613. All

doors and w
indow

s to sealed w
ith foam

 or rubber or fibrous seals as per
sans 10400 part XA.

G
EYSERS:

W
ith drip-tray.

PLASTER W
O

RK:
O

ne layer plaster m
inim

um
 12m

m
 thick.

RO
O

F:
C

onstruction & M
aterial to com

ply w
ith SAN

S 10400 Part L

RAINW
ATER DISPO

SAL:
Provide 1m

 paving around building w
ith fall aw

ay from
 structure w

here
practical. G

U
TTER

S & D
O

W
N

 PIPES TO
 BE IN

STALLED
 W

H
ER

E
PR

AC
TIC

AL. W
e highly recom

m
end installing as m

any rainw
ater tanks

as practically possible.

STO
RM

 W
ATER: SANS 10400 Part R:

The ow
ner of any site shall provide suitable m

eans for the control and
disposal of accum

ulated storm
w

ater w
hich m

ay run off from
 any

earthw
orks, building or paving. C

O
N

TR
AC
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R
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U

ST EN
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R
E TH
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STO

R
M

 W
ATER

 D
O

ES N
O

T D
AM
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E EXISTIN

G
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G
 W

O
R
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O

R
 N

EIG
H
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U

R
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G
 PR

O
PER

TIES D
U

R
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G
 C

O
N
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U

C
TIO

N
 AN

D
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R

M
W

ATER
 D

R
AIN
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E IS SU

FFIC
IEN

T.

STAIRS AND RAILING
: A NO

N CO
M

PLIANT BALUSTRADE IS A
SAFETY RISK. ENSURE THE BALUSTRADE SYSTEM

 IS INSTALLED
CO

RRECTLY: SANS 10400 Part B, Part D and Part M
. Steps and

risers as show
n. R

isers as indicated on draw
ing and run as indicated on

draw
ing, m

inim
um

 balustrade height 1000m
m

. O
pening betw

een rails
and / or droppers not to exceed 100m

m
. Any open riser, tread to overlap

low
er tread by not less than 25m

m
. Any balustrade or w

all provided to
protect a change in level shall com

ply w
ith the requirem

ents of SAN
S

10400-B.

SEW
ERAG

E: All sanitary appliances to be supplied w
ith antisuction

traps and/or ventilated according to N
BR

 requirem
ents. -ie's at all bends,

connections and changes of gradient w
ith m

arked covers on ground
level. Sufficient access panels to be installed in all shafts over ie's. -all
sanitary pipes to be accessible. Sew

age pipes under floors or buildings
not to change direction and m

ust be encased in 100m
m

 concrete.

SITE PREPARATIO
N:

R
em

ove top-soil and organic m
aterial w

ithin interior footprint of building
and paving. Above m

aterial not to be used as backfill. Keep site dry.
Stockpile top-soil and re-use w

here possible.

SURFACE BEDS:
M

inim
um

 100m
m

 thick 15M
Pa on D

PC
. Expansion joints to be provided

20m
² m

ax.

SKIRTING
 AND CO

RNICING
:

Skirting & cornicing w
here required as specified.

SPACE HEATING
 & CHIM

NEYS:
To com

ply w
ith SAN

S 10400: Part V.
Flue to be m

in. 200m
m

 aw
ay from

 com
bustible m

aterials and to have a
dam

per or flap as per SAN
S 10400 part XA.

Any com
bustible m

aterial, such as a tim
ber floor joist, trim

m
er or roof

truss, shall not be built w
ithin 200m

m
of the inside of a chim

ney.

W
ATERPRO

O
FING

: SANS 10400 Part J: Provide 250 m
icron U

SB
D

PC
 underneath all surface beds and 375 m

icron Black D
PC

 in w
alls

w
ith m

in. 100m
m

 overlap at joints. Provide "Brickgrip" D
PC

 underneath
all w

indow
 sills. All joints according to specifications.

All tim
ber to com

ply w
ith SAN

S 10082.
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ational Building R

egulations SAN
S 10400. N
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ents to be scaled. All levels and dim

ensions to be verified on
site. AN
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C
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ings in
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ETAIL. The building ow

ner is responsible for ensuring that
their project is SANS com

pliant and signed off by a qualified
Engineer.

BRICKW
O

RK: SANS 10400 Part K: Brickw
ork in stretching bond w

ith
m

inim
um

 joint thickness of 10m
m

. Interior w
alls m

inim
um

 110m
m

 thick.
Brick as indicated. Stock bricks to be kept clean of m

ortar. Provide
brickforce in each layer for foundation w

alls, (5 layers m
inim

um
), each

layer above w
indow

s and doors and at 4 course intervals: use alternate
layer of 75m

m
 brickforce and butterfly tie-w

ires for all other 280m
m

brickw
ork. U

se 75m
m

 brickforce in each course every 4 layers for
110m

m
 and 220m

m
 brick w

alls.

FO
UNDATIO

N: SANS 10400 Part H:
All foundations concrete strip foundations unless specified. C

oncrete
m

inim
um

 15M
Pa after 28 days.

FILLING
: SANS 10400 Part J:

Backfill to be com
pacted in layers not m

ore than 150m
m

 layers to
m

inim
um

. C
om

pact to m
in. 98%

 M
O

D
. AASH

TO
 or otherw

ise as
specified by Engineer.

FIRE PRO
TECTIO

N: SANS 10400 Part T:
The requirem

ents of the Act w
ill be deem

ed to have been satisfied if the
design, construction and equipm

ent of buildings com
plies w

ith SAN
S

10400 Part T and satisfies the local authority.

G
LAZING

:
To com

ply w
ith SAN

S 10400 Part N
 and SAN

S 10137. C
lear G

lass
unless specified. M

ark all sliding doors visible. SAFETY G
LASS IN

 ALL
D

O
O

R
S AN

D
 W

IN
D

O
W

S LO
W

ER
 TH

AN
 300m

m
 FR

O
M

 G
R

O
U

N
D

LEVEL AN
D

 LAR
G

ER
 TH

AN
 1 m

². Safety glazing required in a bath
enclosure or show

er cubicle that is glazed, or w
here glazing occurs

im
m

ediately above and w
ithin a distance of 1 800 m

m
 horizontally or

vertically from
 a bath or show

er. All glazing thickness and safety glazing
to be in accordance w

ith sans 10400 N
. The m

axim
um

 air leakage for
w

indow
s and doors shall com

ply w
ith the requirem

ents of SAN
S 613. All

doors and w
indow

s to sealed w
ith foam

 or rubber or fibrous seals as per
sans 10400 part XA.

G
EYSERS:

W
ith drip-tray.

PLASTER W
O

RK:
O

ne layer plaster m
inim

um
 12m

m
 thick.

RO
O

F:
C

onstruction & M
aterial to com

ply w
ith SAN

S 10400 Part L

RAINW
ATER DISPO

SAL:
Provide 1m

 paving around building w
ith fall aw

ay from
 structure w

here
practical. G

U
TTER

S & D
O

W
N

 PIPES TO
 BE IN

STALLED
 W

H
ER

E
PR

AC
TIC

AL. W
e highly recom

m
end installing as m

any rainw
ater tanks

as practically possible.

STO
RM

 W
ATER: SANS 10400 Part R:

The ow
ner of any site shall provide suitable m

eans for the control and
disposal of accum

ulated storm
w

ater w
hich m

ay run off from
 any

earthw
orks, building or paving. C

O
N

TR
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R
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U

ST EN
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R
E TH

AT
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R
M

 W
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O

ES N
O

T D
AM
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E EXISTIN

G
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G
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O
R
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O

R
 N

EIG
H
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U
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G
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O
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TIES D
U
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G
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O
N
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U

C
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D
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R

M
W
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R
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E IS SU
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IEN

T.

STAIRS AND RAILING
: A NO

N CO
M

PLIANT BALUSTRADE IS A
SAFETY RISK. ENSURE THE BALUSTRADE SYSTEM

 IS INSTALLED
CO

RRECTLY: SANS 10400 Part B, Part D and Part M
. Steps and

risers as show
n. R

isers as indicated on draw
ing and run as indicated on

draw
ing, m

inim
um

 balustrade height 1000m
m

. O
pening betw

een rails
and / or droppers not to exceed 100m

m
. Any open riser, tread to overlap

low
er tread by not less than 25m

m
. Any balustrade or w

all provided to
protect a change in level shall com

ply w
ith the requirem

ents of SAN
S

10400-B.

SEW
ERAG

E: All sanitary appliances to be supplied w
ith antisuction

traps and/or ventilated according to N
BR

 requirem
ents. -ie's at all bends,

connections and changes of gradient w
ith m

arked covers on ground
level. Sufficient access panels to be installed in all shafts over ie's. -all
sanitary pipes to be accessible. Sew

age pipes under floors or buildings
not to change direction and m

ust be encased in 100m
m

 concrete.

SITE PREPARATIO
N:

R
em

ove top-soil and organic m
aterial w

ithin interior footprint of building
and paving. Above m

aterial not to be used as backfill. Keep site dry.
Stockpile top-soil and re-use w

here possible.

SURFACE BEDS:
M

inim
um

 100m
m

 thick 15M
Pa on D

PC
. Expansion joints to be provided

20m
² m

ax.

SKIRTING
 AND CO

RNICING
:

Skirting & cornicing w
here required as specified.

SPACE HEATING
 & CHIM

NEYS:
To com

ply w
ith SAN

S 10400: Part V.
Flue to be m

in. 200m
m

 aw
ay from

 com
bustible m

aterials and to have a
dam

per or flap as per SAN
S 10400 part XA.

Any com
bustible m

aterial, such as a tim
ber floor joist, trim

m
er or roof

truss, shall not be built w
ithin 200m

m
of the inside of a chim

ney.

W
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O
FING

: SANS 10400 Part J: Provide 250 m
icron U

SB
D

PC
 underneath all surface beds and 375 m

icron Black D
PC

 in w
alls

w
ith m

in. 100m
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 overlap at joints. Provide "Brickgrip" D
PC

 underneath
all w

indow
 sills. All joints according to specifications.

All tim
ber to com
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All to be signed off by engineer.
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