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PROPOSED ADMINISTRATOR’S CONSENT & PERMANENT DEPARTURES: 
ERF 788, 5TH AVENUE, WILDERNESS EAST 

GEORGE MUNICIPALITY & DIVISION 
 
 
1. BACKGROUND INFORMATION 
 
Erf 788 Wilderness is zoned Single Residential Zone I (dwelling house), 917m² in extent, and located in 
Wilderness East. Construction of the dwelling house commenced during 2025 after building plan 
approval was obtained. Both the property and the surrounding area are characterised by steep slopes, 
making cut and fill, stairs, and retaining walls an inevitable part of development. 
 
Access along the sides of the house was originally limited to paved / grassed areas. The owners 
subsequently realised that this arrangement was impractical and unsafe, given the steep terrain, and 
therefore added stairs along both sides of the dwelling. As a result, associated retaining walls had to be 
amended and/or added to accommodate and support the stairs. A retaining structure on the western 
boundary was necessitated to protect the neighbouring and subject property. 
 
The stairs and retaining walls require the relevant departures in terms of the applicable development 
parameters. DMC Town Planning was appointed to address the land use requirements so that as-built 
plans for the house can be approved. The power of attorney attached as Annexure 1 to this report. 
 
 
1.1 PROPERTY DETAILS 
 
The table to follow includes relevant information regarding Erf 788 Wilderness.  
 

Property Description: Erf 788 Wilderness 

Physical Address: 5th Avenue, Wilderness East 

Owner: DPFS Investments Pty Ltd 

Title Deed No: T28275/2021 (Annexure 2) 

Bond: None 

Size of the property: 917m2 

SG Diagrams 8096/1953 (Annexure 3) 

Zoning Single Residential Zone I (dwelling house) 
 
 
The conveyancer certificate confirms that there are no restrictive conditions that prevent the proposed 
departures on the property except for the paragraphs addressed through the Administrator’s Consent 
as discussed later in this report. The conveyancer’s certificate is attached hereto as Annexure 4. 
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2. APPLICATION 
 
This land use application for Erf 788 Wilderness entails the following: 
 
▪ Administrator’s consent in terms of Section 39(4) of the Western Cape Land Use Planning Act, 

2014 (LUPA) for the relaxation of the eastern and western side building lines from 3.15m to 0.0m for 
existing stairs and retaining walls and 3.0m for the northeastern corner of the existing structure (Par. 
B(4)(d)). 
 

▪ Permanent departure in terms of Section 15(2)(b) of the George Municipality: Land Use Planning 
By-law (2023) for the following: 
- Increase the maximum height of the western boundary wall from 2.1m to 3.552m and the 

eastern boundary wall from 2.1m to 2.880m (Sec27(1)) at the highest points.  
 
▪ Permanent departure in terms of Section 15(2)(b) for the relaxation of the following building lines: 

- western side building line from 2.0m to 0.0m for existing stairs. 
- western side building line from 2.0m to 0.0m for existing stairs. 

 
 
3. CONTEXTUAL INFORMANTS 
 
3.1 LOCALITY 
 
 Erf 788 Wilderness is a developed residential 
property situated in Wilderness East, south of the N2-
route. The property is less about 800m east of the 
Tourism Node and less than 200m north of the beach. 
A locality map is attached hereto as Annexure 5. 
 
 
3.2 ZONING 
 
Erf 788 Wilderness is zoned Single Residential Zone I 
(SRZI) and developed accordingly with a dwelling 
house. The construction of the dwelling house is not 
yet complete. Erf 788 Wilderness is abutted by other 
SRZI properties to the north, east, and west and 5th 
Avenue to the south. The image to the right shows the 
zoning of the property and the greater area. The zoning 
and use of the property will not change. 
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3.3 CHARACTER OF THE AREA AND THE PROPERTY 
 
The area of Wilderness East is characterised by an undulating topography with a residential character 
and many forms of guest accommodations including hotels, guest houses, guest lodges and self-
catering accommodation. Erf 788 Wilderness fits in this existing character of the area. 
 
 
The subject property is 917m2 in size and has a steep downward slope from south to north which 
ensures vast views over the N2 and all the way to the Serpentine River and hills of Hoekwil to the north. 
Construction commenced in 2025 with site preparation in 2024. The property has a 4.0m street building 
line and 2.0m side and rear building lines. Due to the steep slopes of the properties along this hillside, 
stairs are the only practical means of access around the property. Numerous retaining walls were also 
required to stabilize the terrain (neighbouring properties) and support the development. The following 
image shows the property as seen from above. 
 

 
The house on the property consists of three levels. The lowest storey is primarily below ground level and 
is used solely for storage purposes (two spaces with a total area of 94m²) . This level is not a habitable 
space with only a door access from the western and eastern side and no windows. 
 
The middle storey has 6 bedrooms and associated bathrooms, and the upper storey contains the main 
living spaces, including the entertainment area, kitchen, dining room, lounge, study, a bedroom and 
braai area. There are no garages provided for the property. Parking is accommodated on the large, 
elevated driveway and parking platform situated between the house and 5th Avenue. Due to the steep 
slopes of the property, conventional garaging is not fully practical and would likely have required a bridge 
structure and significantly elevated built form on the property. 
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The retaining structures associated with the driveway were necessitated by the steep topography of the 
property and the need to safely manage both access and stormwater runoff. During construction, it 
became apparent that runoff from the road all concentrates towards Erf 788 Wilderness, as it is situated 
at one of the lowest points along the street. As a result, significant volumes of stormwater are directed 
towards the property. 
 
 
The driveway and retaining wall system were therefore designed not only to provide practical and safe 
vehicular access, but also to serve as a stormwater management solution. A drainage channel has been 
incorporated within the driveway area to intercept and convey stormwater. The channel will be covered 
with a grid and integrated into the paved surface, allowing stormwater from the road reserve to be 
collected and safely guided downward. 
 
More retaining structures were added along the western boundary, where the adjacent property's paving 
began to subside and raised concerns, to serve an important stabilisation function. The retaining walls 
were accordingly designed to support the difference in levels between the properties, protect 
neighbouring infrastructure, and ensure the long-term stability of the area. Stairs were also then needed 
for movement along the outside of the dwelling house. 
 
The retaining structures are therefore not merely aesthetic or optional features but are crucial for the 
safe functioning of the property, the management of stormwater, and the protection of adjoining 
properties. 
 
The following image shows the Google Streetview image of the property when site preparation just 
started in 2024 through construction in 2025 to near completion in 2026. They also show the difference 
in height between Erf 788 and the western neighbour, Erf 789 Wilderness, and the evolution of the 
retaining walls on that boundary. The western retaining wall was needed to protect Erf 789 Wilderness. 
 

 
 

2024 

788 

789 
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The following image shows the driveway, stormwater drain, parking space as well as that the house 
presents as a single storey structure from 5th Avenue. 
 

788 

2025 

789 

788 

2026 

789 

5TH AVENUE 
 

Driveway & Parking 

788 
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4. DEVELOPMENT PROPOSAL 
 
As stated in the earlier paragraphs of this report, Erf 788 Wilderness is a Single Residential Zone I of 
917m2 located in Wilderness East. The current owner purchased the property in 2021 when it was still 
vacant. Building plans for the dwelling house were submitted and subsequently approved. 
 
Due to the steep topography of both the property and the surrounding area, it was necessary to 
construct stairs along the sides of the dwelling to provide safe and practical pedestrian access around 
the house. It must at all times be kept in mind that the structures forming the subject of this land use 
application is in accordance with requirements determined by a structural engineer. Retaining 
structures, stairs and stormwater infrastructure are expensive and not just added as nice to haves. It is 
critically important for safety of structures, property and people. The retaining walls along the 
boundaries are also boundary walls. 
 
As a result, the associated infrastructure, (stairs and ancillary retaining walls) require the necessary 
departures and approvals to regularise the development on the property as-built. These structures are 
discussed in paragraph 3.3 above and also later paragraphs of this report. 
 
See the building plans (site plan, floor plans, elevations & sections) indicating this detail attached to this 
report as Annexure 6 & 7. See Annexure 8 for the previously approved building plans. 
 
 
4.1 ADMINISTRATOR’S CONSENT 
 
Condition B(4)(d) of the title deed states the following:  
 
According to Condition B(4)(d) of the title deed, the 
property has a 4.72m street building line and 3.15m 
side and rear building lines. These are more restrictive 
than that of the zoning by-law. The title deed building 
lines as well as the zoning by-law building lines, are 
indicated on the site plan (Annexure 6). 
 
Administrator’s consent is required for the existing stairs and retaining structures to be within the 
building line spaces. The stairs and retaining structures are up to the side boundaries (0.0m).  
 
Administrator’s consent is also required for the northeastern corner of the existing structure (balcony) 
to be 3.0m from the boundary in lieu of 3.15m. This is a 0.15m encroachment with a total floor area 
encroaching of 0.07m2. This encroachment is negligible and has no impact on the rights of any 
surrounding property owners. 
 
The encroachments of the existing stairs and retaining walls also has no adverse impact on neighbouring 
properties or the character of the area. It in fact protects the stability of the subject property as well as 
the neighbouring properties. The stairs and retaining structures are ancillary in nature, do not form part 
of any habitable space, and are necessary to facilitate access and manage the property's topography.  
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4.2 PERMANENT DEPARTURES – RETAINING STRUCTURES AND BOUNDARY WALLS 
 
The zoning by-law limits a boundary wall to 2.1m. in this case, the boundary walls on both sides of the 
property are mostly 2.1m in height but each exceeds the 2.1m in the middle of the wall where it has to 
drop with the topography and stairs. 
 
A permanent departure is thus required to increase the maximum height of the western boundary wall 
from 2.1m to 3.552m and to increase the maximum height of the eastern boundary wall from 2.1m to 
2.88m (27(1)). 

 

3.552m
m 

2.88m 

2.87m 
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4.3 PERMANENT DEPARTURES – BUILDING LINES 
 
The property has a 4.0m street building line and 2.0m side and rear building lines as determined by the 
zoning by-law. Stairs and retaining walls were added along the sides of the house for access and obvious 
support (retaining). Relaxation of the side building lines are thus required for these structures to be up 
to the side boundaries. Permanent departure is required for the western side building line from 2.0m to 
0.0m for existing stairs & retaining walls and the eastern side building line from 2.0m to 0.0m for existing 
stairs & retaining walls. 
 
 The image below illustrates the stairs located within the eastern and western building lines, which 
require relaxations and Administrator’s Consent. 
 

 
 
 
 
 

4.0m building line 

4.72m building line 



 
ERF 788 WILDERNESS, GEORGE MUNICIPALITY & DIVISION        REF: 710/G26  
 

12 
Copyright © 

 
 
The following images shows the retaining structure on the western boundary and the NGL drawn in 
(estimated). The retaining structure/s on the western side of the house are compliant with the 
parameters of the zoning scheme Section 26. 
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4.4 FURTHER CONSIDERATIONS 
 
4.4.1. PUBLIC INTEREST 
 
The proposed application is not expected to result in any adverse impact on the public interest. The 
additions of stairs and ancillary retaining structure are consistent with those typically associated with 
dwelling houses in this specific area, and the overall built form and aesthetic of the property remains 
residential in nature.  
 
From the N2 in the north it appears as a double-storey structure because the lower storage level is 
largely below natural ground level (NGL) and screened by existing vegetation (photo below). The area is 
already characterised by many large retaining structures, stairwells, and associated boundary walls 
that are all in response to and to address the steep slopes. 
 
The application will be subject to a public participation process, during which surrounding property 
owners and interested and affected parties will be afforded the opportunity to review and comment on 
the proposal. 
 
The following image shows that the stairs and retaining structures do not negatively affect public views 
from the surrounding streets. The dwelling is consistent with the scale, form, and character of the 
surrounding residential development, and integrates appropriately into the existing neighbourhood 
context. 
 

The following image also shows the retaining structures and boundary walls in the direct vicinity of Erf 
788 Wilderness. 
 

788 
789 

787 

876 

877 
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4.4.2. ENVIRONMENTAL CONSIDERATIONS 
 
There are no trees to be affected by the proposed additions and there is no expected negative 
environmental impact.  
 
 
4.4.3. MUNICIPAL ENGINEERING SERVICES & ACCESS 
 
The municipal engineering services are not affected by this application. 
 
Stormwater runoff from 5th Avenue is guided onto the raised driveway and collected via the stormwater 
drainage system incorporated within the driveway. The collected runoff is then conveyed and 
discharged to either side of the driveway towards the property boundaries. From these points, the 
stormwater flows under the stairways located on both sides of the house, ultimately draining towards 
the lower portion of the property in accordance with the natural topography of the site. 
 
The following image shows the stormwater drain near completion. The driveway surface will be paved 
to the level of the drain with a grid to be put over. 
 

  

Driveway 

788 
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5. NEED & DESIRABILITY 
 
Need  
Need from a planning perspective depends on the nature of the proposal and is guided by the principle 
of sustainability. This land use report demonstrates that the departures on Erf 788 Wilderness are 
responsive to the site’s specific topography and physical constraints. The departures will regularise the 
existing stairs, retaining structures, and boundary walls, which are both necessary and practical given 
the site conditions. Approval of this application will also fulfil the owner’s need for better site 
accessibility and stormwater management. At the same time the building lines included in the title deed 
is addressed through an Administrator’s Consent. 
 
Desirability  
Desirability from a planning perspective, is defined as the degree of acceptability of a proposed 
development on a property. The relevant factors include the physical characteristics of the property, 
existing planning in the area, character of the area, the locality and accessibility of the property as well 
as the provision of services.  
 
Physical characteristics of the properties 
The design and built of the existing stairs, retaining structures, and boundary walls on the property were 
directly impacted by the physical character of the property and the steep slopes of the area. As can be 
seen, Erf 788 Wilderness is located at the lowest point of  
 
Existing planning in the area 
As indicated later in this land use report, this land use application is not found to be in conflict with the 
George Municipal Spatial Development Framework (GMSDF). 
 
Character of the area 
The departures will not negatively affect the character of the area. The area is already characterised by 
many large retaining structures, stairwells, and associated boundary walls that are all in response to 
and to address the steep slopes. 
 
Provision of services 
Municipal engineering services are available and will continue to be used as available. 
  
Economic impact 
This land use application for permanent departure cannot have a negative economic impact. 
 
Direct impact on surrounding properties 
No neighbours are expected to be impacted negatively by the proposed application as discussed earlier 
in this report. The stormwater management approach is designed to collect runoff from the 5th Avenue 
and safely convey it downslope across the site, thereby mitigating concentrated flow. 
 
It is our view that the need and desirability of the proposed permanent departures on Erf 788 
Wilderness, show no negative impacts. 
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6. LEGISLATION & POLICIES 
 
The criteria for the consideration of land use applications as per the Spatial Planning and Land Use 
Management Act, 2013 (Act 16 of 2013) (SLPUMA), the Western Cape Land Use Planning Act, (Act 3 of 
2014) (LUPA) and the George Municipality: By-law on Municipal Land Use Planning (2023) builds on 
each other. SLPUMA introduced legislative and procedural changes to the management of land use 
planning in South Africa. The Western Cape Province followed with LUPA and thereafter George 
Municipality with the Municipal Land Use Planning By-law (2023). What is relevant to this land use 
application is discussed in the paragraphs to follow. 
 
 
6.1. SPATIAL PLANNING & LAND USE MANAGEMENT ACT, 2013 (SPLUMA) 
 
Section 7 of this Act sets out the five development principles that are applicable to spatial planning, land 
development and land use management and section 42 of SPLUMA then refers to the factors that must 
be considered by a municipal tribunal when considering a land use planning application, which include 
but are not limited to:  
 
▪ Five SPLUMA development principles; 
▪ Public interest; 
▪ Constitutional transformation; 
▪ Respective rights and obligations of all those affected; 
▪ State and impact of engineering services, social infrastructure and open space requirements; 
▪ Compliance with environmental legislation. 
 
Relevant aspects not addressed in the earlier paragraphs of this land use report, are addressed below. 
The five development principles of SPLUMA, namely spatial justice, spatial sustainability, efficiency, 
spatial resilience, and good administration are not all directly relevant to this land use application.  
 
Spatial justice as described in Section 7(a) of SPLUMA is not fully relevant to this land use application. 
 
Spatial sustainability as described in Section 7(b) of SPLUMA is relevant as follows: 
- The proposed application holds no expected negative environmental impact.  
- The effective and equitable functioning of land markets is not negatively affected by this application. 
- No negative impacts are expected for surrounding properties as discussed in this report.  
 
Efficiency as described in Section 7(c) of SPLUMA is not fully relevant to this application. 
 
Spatial resilience as described in Section 7(d) of SPLUMA is not fully relevant to this application. 
 
Good Administration as described in Section 7(e) of SPLUMA indicates the responsibilities of all 
involved in any land use matter. 
 
The paragraphs above show that the land use application for Erf 788 Wilderness supports the relevant 
development principles of SPLUMA. 
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6.2. WESTERN CAPE LAND USE PLANNING ACT, 2014 (LUPA) 
 
LUPA requires that local municipalities consider the following when deciding on land use applications:  
 
▪ Applicable spatial development frameworks; 
▪ Applicable structure plans; 
▪ Land use planning principles referred to in Chapter VI (Section 59) which is an expansion of the five 

development principles of SPLUMA; 
▪ Desirability of the proposed land use; and 
▪ Guidelines that may be issued by the Provincial Minister regarding the desirability of proposed land 

use. 
 
The land use planning principles expands on the five development principles of SPLUMA and desirability 
which is discussed in foregoing paragraphs. 
 
Section 19(1) and (2) of LUPA refers to consistency and compliance of a land use proposal regarding 
spatial development frameworks or structure plans. Considering the aim of this land use application for 
Erf 788 Wilderness, no conflict was found with the George Municipal Spatial Development Framework 
(GMSDF). 
 
 
6.3. GEORGE MUNICIPALITY: LAND USE PLANNING BY-LAW, 2023 
 
The general criteria for the consideration of applications in terms of this By-law are included in Section 
65 which, inter alia, includes:  
 
▪ Desirability of the proposed utilisation of land; 
▪ Impact of the proposed development on municipal engineering services; 
▪ Integrated development plan, including the municipal spatial development framework, the 

applicable local spatial development framework and/or local structure plans; 
▪ Relevant municipal policies; 
▪ Western Cape Provincial Spatial Development Framework; 
▪ Section 42 of SPLUMA (public interest, constitutionality); 
▪ Land use planning principles transposed from LUPA; and 
▪ Provisions of the applicable zoning scheme. 
 
The above is addressed elsewhere in this land use report as relevant. 
 
 
6.4. GEORGE INTEGRATED ZONING SCHEME BY-LAW, 2023 (GIZS) 
 
Erf 788 Wilderness is a Single Residential Zone I (dwelling house) property according to the George 
Integrated Zoning Scheme By-law (GIZS) (2023) and developed accordingly with a dwelling house 
thereon. 
 
 



 
ERF 788 WILDERNESS, GEORGE MUNICIPALITY & DIVISION        REF: 710/G26  
 

18 
Copyright © 

 
 
The relevant parameters for which departures are required are building lines, retaining structures, and 
boundary wall parameters. See snips below. 
 

 
 
All other relevant development parameters for the property are complied with. 
 
 
6.5. GEORGE MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (GMSDF) (2023) 
 
Erf 788 Wilderness is not addressed specifically in the GMSDF. It is a residential property in Wilderness 
(East), within the urban edge and in a demarcated residential area. The proposed departures are 
immaterial within the broader spatial context and does not negatively affect the character of the 
surrounding area. This land use application and the nature is not in conflict with the spatial objectives 
of the GMSDF as required in terms of Section 19 of the Land Use Planning Act, 2014 (LUPA).  
 
 
 
6.6. WILDERNESS-LAKES-HOEKWIL LOCAL SPATIAL DEVELOPMENT FRAMEWORK (LSDF) (2015) 
 
Erf 788 Wilderness is not addressed specifically in the WLH LSDF. It is a dwelling house within the 
Wilderness (East) residential area. The departures will not change this designation and will not affect 
the character of the residential area. 
 
The proposed departures on Erf 788 Wilderness are not found to be in conflict with the WLH LSDF. 
 
  

A section of 
the boundary 
walls on both 
sides of the 

house is 
higher than 

2.1m. 

The stairs and 
ancillary 
retaining 

structures on 
either side of 
the house are 
up to 0.0m to 

the side 
boundaries. 
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7. CONCLUDING 
 
This land use application seeks Administrator's Consent and permanent departures for the existing 
stairs, retaining structures, and boundary walls located on Erf 788 Wilderness. The departures are a 
direct consequence of the property's steep topography and are consistent with the character of the 
surrounding area, where similar retaining structures and stairs are common.  
 
The stairs and retaining structures serve a practical and necessary function, and do not negatively 
impact neighbouring properties, public views, or the broader residential character of Wilderness East. 
It is a structural necessity. The stormwater management system incorporated into the driveway and 
stairway design further demonstrates the considered approach to the design. 
 
The application is consistent with all the relevant considerations as prescribed by the planning 
legislation.  
 
 

JULY 2026 
(UPDATED 05 AUGUST 2026) 

 
 



ANNEXURE 1 



 

 

Resolution & Power of Attorney 

 

I, Marius de Waal (590909 5065 089), the only director of DPFS Investments (Pty) 

Ltd (2016/527279/07), the registered owner of Erf 788 Wilderness, George 

Municipality & Division hereby resolve to authorise Marlize de Bruyn and Denise 

Janse van Rensburg from DMC Town Planning to submit the required land use 

application for the for the property in terms of Section 15(2) of the George 

Municipality: Land Use Planning By-law for the property. 

 

 
 

Signed at …………………………on the ………………….. 2026 
 

 

 

       

 

 

_________________       _____________ 

M de Waal        Date 

 

 

 

 

 

 

 

_________________       _____________ 

Witness        Date 
 
 

Widerness 20 May

20/05/2026

20/05/2026
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ANNEXURE 5 
 



   
 

   
 

                          

 

LOCALITY PLAN 

ERF 788, 
5TH AVENUE, WILDERNESS EAST 

GEORGE MUNICIPALITY & DIVISION 
 For scale refer to figured dimensions.  Measurements always to 
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ALL STAIRS ACCORDING TO SANS 10400 - M:
RISERS MAX 200mm
TREADS MIN 250mm
HANDRAIL @ 900mm HEIGHT
BALUSTRADES MAX 100mm CENTRES
HEAD HEIGHT VERTICAL FROM STAIR NOSE 2,1m MIN

ALL FLOORS IN ANY LAUNDRY, KITCHEN, SHOWER ROOM, BATHROOM OR
ROOM CONTAINING A TOILET PAN OR URINAL ARE IN ACCORDANCE WITH
THE DETAILED REQUIREMENTS OF SANS 10400-J

ROOF FIXINGS TO COMPLY WITH SANS 10400-B & THE DETAILED
REQUIREMENTS OF SANS 10400-K

DPC REQUIRED UNDERNEATH ALL WINDOWS

SCAN TO SEE VIDEO
OR CLICK HERE

Carport / Open Patio (if any)to remain open as per building plan.

Sanitary fittings discharging to a gully to discharge over that gully as per Part 
P of SANS 10400 (4.21).

Drainage installation to comply with SANS 10400 Part P.

Drainage installations under building work must be installed in terms of Part 
P of SANS 10400 (4.19.4).

Drainage installations under building work must be protected in terms of Part 
P of SANS 10400 (4.22.2).
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Existing & as built sewer layout, as percieved 
from site inspection - and cannot be construed as 
an accurate representation. Our practice takes no 

responsibility for the compliance of existing 
structures or installations to any standards. This 

remains the responsibility of the owner.

OWNER + BUILDING CONTRACTORS AND SUB-CONTRACTORS TO COMPLY
WITH THE FOLLOWING REQUIREMENTS OF SANS 10400 / SANS 204 / SANS XA:

B. Structural: The Structural system of the building: Part H + Part J + Part K + Part L + Part M + Part N
- as well as a competent person (structures) to design and inspect the structures.
D. Public Safety: A change in level, the construction of ramps and driveways; or access to swimming pools
is in accordance with the detailed requirements of SANS 10400-D
F. Site Operations: The provision of sanitary facilities is in accordance with the detailed requirements
of SANS 10400-F
G. Excavations: The excavations must be less than 3 meters deep and is in accordance with the detailed
requirements of SANS 10400-G
H. Foundations: New structures will necessitate geotechnical investigations with the applicable rules.
The foundations for the building are in accordance with SANS 10400-B and detailed requirements of SANS
10400-H.
The foundations to the extension / addition to an existing building are the same as the existing
foundations, which have performed satisfactory. Should any soil improvements be required - a competent
person (civil engineering / geotechnical) are to be appointed.
J. Floors: Floors in any Laundry, kitchen, shower room, bathroom or room containing a toilet pan or urinal
are in accordance with the detailed requirements of SANS 10400-J (waterproofing or applicable areas).
Suspended floors are in accordance with the detailed requirements of SANS 10400-B and SANS 10400-T and or
requirements of SANS 10082 and or requirements of SANS 10400-J. Slabs supported on the ground are in
accordance with the detailed requirements of SANS 10400-B and or SANS 10400-H and or SANS 10400-J
K. Walls: The structural strength and stability of a wall is in accordance with the detailed requirements
of SANS 10400-B and SANS 10400-T and or detailed requirements of SANS 10400-K. The roof fixing to the wall
is in accordance with the detailed requirements of SANS 10400-B and or detailed requirements of SANS
10400-K.
The water penetration through a wall is in accordance with the detailed requirements of SANS 10400-K.
L. Roofs: Roof coverings and waterproofing systems are in accordance with the detailed requirements of
SANS 10400-L. Flat roofs or related gutters are in accordance with the detailed requirements of SANS
10400-L and or subject of a rational design or rational assessment. The roof assembly and any ceiling
assembly - in
addition to complying with the requirements of SANS 10400-C are in accordance with the detailed requirements
of SANS 10400-L and the roof assembly is supported on walls that comply with the requirements of SANS
10400-K and or in accordance with SANS 10400-B and SANS 10400-L. Gutters and downpipes are sized in
accordance with the requirements of SANS 10400-R. The fire resistance and combustibility of the roof
assembly or ceiling are in accordance with the detailed requirements of SANS 10400-L and or SANS 10400-T
M. Stairways: Stairways are in accordance with SANS 10400-B and SANS 10400-T and or: the detailed
requirements of SANS 10400-M. Walls, screens, railings or balustrades to such stairway are accordance with
requirements of SANS 10400-B and SANS 10400-T / SANS 10400-K and SANS 10400-T.
N. Glazing: The type of fixing of glazing is in accordance with SANS 10400-B / the detailed requirements
of SANS 10400-N
O. Lighting and Ventilation: The lighting and ventilation in a habitable room, bathroom, shower room and
room containing a toilet pan complies with the requirements of SANS 10400-T and the detailed requirements of
SANS 10400-O
P. Sewer Drainage: The construction of the drainage system is in accordance with the detailed requirements
of SANS 10400-P.
Q. Non-water borne means of sanitary disposal: The means of sewerage disposal where water-borne sewerage
disposal is not available is in accordance with the detailed requirements of SANS 10400-Q
R. Storm water disposal: The means for the control and disposal of storm water is in accordance with the
detailed requirements of SANS 10400-R
S. Persons with Disabilities: The means of providing facilities for persons with disabilities is in
accordance with the detailed requirements of SANS 10400-S
T. Fire protection: The fire protection measures provided are in accordance with the detailed requirements
of SANS 10400-T
V. Space heating: The provision for space heating is in accordance with the detailed requirements of SANS
10400-V
W. Fire installation: The fire installations and supply of water comply with the detailed requirements of
SANS 10400-W

Contractor to take responsibility that all details and reports of SANS 10400-XA & SANS 204 and it will be
adhered to.

Main Contractor to comply with above requirements of SANS 10400 / SANS 204 / SANS 10400-XA
(See attached report of SANS 10400-XA and SANS 204)

___________________________   _______________
OWNER SIGNATURE:    DATE:

AREA SCHEDULE:

149,56m² - EXISTING LOWER GROUND FLOOR
196,14m² - EXISTING GROUND FLOOR
345,70m² - TOTAL EXISTING AREA

20,36m² - LOWER GROUND FLOOR ADDITIONS
20,36m² - NEW GROUND FLOOR ADDITIONS
115,44m² - NEW BASEMENT AREA
156,16m² - TOTAL NEW AREA

501,86m² - TOTAL AREA

915,12m² - ERF AREA

32,8% COVERAGE (299,81m²)

NO SECOND DWELLING 
SEE AFFIDAVIT LETTER

FROM PREVIOUS 
APPROVED PLANS

RETAINING WALL ROADSIDE OF PROPERTY
SEE ENGINEER FORM 2
SEE ENGINEER DETAILS
SEE PHOTOS

01 2026-04-14 HEIGHTS OF RETAINING AND TERRAFORCE 
WALLS ADDED

1

50,9m² - TOTAL m² OF AS-BUILT STAIRS AND  
             RETAINING WALLS OVER THE 2m  
     ZONING SCHEME BUILDING LINE

1
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ALL STAIRS ACCORDING TO SANS 10400 - M:
RISERS MAX 200mm
TREADS MIN 250mm
HANDRAIL @ 900mm HEIGHT
BALUSTRADES MAX 100mm CENTRES
HEAD HEIGHT VERTICAL FROM STAIR NOSE 2,1m MIN

ALL FLOORS IN ANY LAUNDRY, KITCHEN, SHOWER ROOM, BATHROOM OR
ROOM CONTAINING A TOILET PAN OR URINAL ARE IN ACCORDANCE WITH
THE DETAILED REQUIREMENTS OF SANS 10400-J

ROOF FIXINGS TO COMPLY WITH SANS 10400-B & THE DETAILED
REQUIREMENTS OF SANS 10400-K

DPC REQUIRED UNDERNEATH ALL WINDOWS

SCAN TO SEE VIDEO
OR CLICK HERE

Carport / Open Patio (if any)to remain open as per building plan.

Sanitary fittings discharging to a gully to discharge over that gully as per Part 
P of SANS 10400 (4.21).

Drainage installation to comply with SANS 10400 Part P.

Drainage installations under building work must be installed in terms of Part 
P of SANS 10400 (4.19.4).

Drainage installations under building work must be protected in terms of Part 
P of SANS 10400 (4.22.2).
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from site inspection - and cannot be construed as 
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structures or installations to any standards. This 

remains the responsibility of the owner.

RETAINING WALL ROADSIDE OF PROPERTY
SEE ENGINEER FORM 2
SEE ENGINEER DETAILS
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ALL STAIRS ACCORDING TO SANS 10400 - M:
RISERS MAX 200mm
TREADS MIN 250mm
HANDRAIL @ 900mm HEIGHT
BALUSTRADES MAX 100mm CENTRES
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Carport / Open Patio (if any)to remain open as per building plan.

Sanitary fittings discharging to a gully to discharge over that gully as per Part 
P of SANS 10400 (4.21).

Drainage installation to comply with SANS 10400 Part P.

Drainage installations under building work must be installed in terms of Part 
P of SANS 10400 (4.19.4).

Drainage installations under building work must be protected in terms of Part 
P of SANS 10400 (4.22.2).
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ALL STAIRS ACCORDING TO SANS 10400 - M:
RISERS MAX 200mm
TREADS MIN 250mm
HANDRAIL @ 900mm HEIGHT
BALUSTRADES MAX 100mm CENTRES
HEAD HEIGHT VERTICAL FROM STAIR NOSE 2,1m MIN

ALL. FLOORS. IN ANY LAUNDRY, KITCHEN, SHOWER ROOM, BATHROOM OR
ROOM CONTAINING A TOILET PAN OR URINAL ARE IN ACCORDANCE WITH
THE DETAILED REQUIREMENTS OF SANS 10400-J

ROOF. FIXINGS. TO COMPLY WITH SANS 10400-B & THE DETAILED
REQUIREMENTS OF SANS 10400-K

DPC. REQUIRED. UNDERNEATH. ALL. WINDOWS

SCAN TO SEE VIDEO
OR CLICK HERE

Carport / Open Patio (if any)to remain open as per building plan.

Sanitary fittings discharging to a gully to discharge over that gully as per Part 
P of SANS 10400 (4.21).

Drainage installation to comply with SANS 10400 Part P.

Drainage installations under building work must be installed in terms of Part 
P of SANS 10400 (4.19.4).

Drainage installations under building work must be protected in terms of Part 
P of SANS 10400 (4.22.2).

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

PT
94

SL621 SL621 SL621SD1721 SD1721 SD1721

PT
69

PT
94

D3D3

D2D2

D
4

D4

D
2

PT
94

PT
94

PT
69

D3D3

D2 D2

D
4

D4

SL621SL621SL621 SD1721SD1721SD1721

D
2

WINTER

SUNRISE

SUMMER

SUNRISE

WINTER

SUNSET

SUMMER

SUNSET

NORTH

34
5

1 
26

0
23

0
1 

60
0

23
0

3 
61

0
28

0

34
5

1 
21

0
28

0
1 

72
0

11
0

3 
61

0
28

0

34
5

2 
60

0
11

0
4 

22
0

28
0

1 
55

5
6 

00
0

280 1 460 280 3 070 230 1 010
230

900 230 2 310 345 3 835 345 2 310 230 2 165 230 900 230 3 655 280 1 095

280 1 930 110 960 110 4 070 230 2 310 280 3 965 280 2 310 230 4 325 110 905 110 1 730 280

280 3 000 110 3 000 110 3 500 280 3 965 280 3 500 110 3 000 110 3 000 280

10 280 3 965 10 280

24 525

7 
55

5

34
5

2 
60

0
11

0
4 

22
0

28
0

34
5

1 
26

0
23

0
1 

60
0

23
0

3 
61

0
28

0

34
5

1 
26

0
23

0
1 

72
0

11
0

3 
61

0
28

0

7 
55

5

5 
72

0

LOWER GROUND FLOOR PLAN
Scale 1:50 (on A1 Sheet)

SHOW
ER

BA
TH

W
H

B

TOILET TOILET

W
H

B
SHOW

ERBA
TH

BEAM OVER ACC. TO 
ENGINEER SPECS.

BATH

WHB
SHOWER

TO
IL

ET BATH

TOILET

RE

RE

RE RE
RE

CONCRETE 
STAIRS ACC. TO 
SANS 10400-M

TREADS: 280mm
RISERS: 182mm

CONCRETE 
STAIRS ACC. TO 
SANS 10400-M

TREADS: 280mm
RISERS: 182mm

N
EW

 1
10

Ø
 S

EW
ER

 L
IN

E 
W

IT
H

 M
IN

 
FA

LL
 1

:4
0 

M
IN

 D
EP

TH
 4

50
m

m

RE EVERY 25m

2 WAY VENT 
VALVE

2 WAY VENT 
VALVE

2 WAY VENT 
VALVE

2 WAY VENT 
VALVE

IE

2500L WATER 
TANK ON 

CONCRETE 
SLAB

11
0Ø

 S
EW

ER
 L

IN
E 

W
IT

H
 M

IN
 F

AL
L 

1:
40

 M
IN

 D
EP

TH
 4

50
m

m
.

SE
W

ER
 S

YS
TE

M
 T

O
 B

E 
D

ES
IG

N
ED

 B
Y 

EN
G

IN
EE

R
 A

C
C

. T
O

 S
AN

S 
10

40
0.110Ø SEWER LINE WITH MIN FALL 1:40 MIN DEPTH 450mm.

SEWER SYSTEM TO BE DESIGNED BY ENGINEER ACC. TO SANS 10400.
110Ø SEWER LINE WITH MIN FALL 1:40 MIN DEPTH 450mm.

SEWER SYSTEM TO BE DESIGNED BY ENGINEER ACC. TO SANS 10400.

UFFL: 26,990m
UFFL: 26,990m

WHB

VERTICAL DPM

VERTICAL DPMVERTICAL DPM VERTICAL DPM VERTICAL DPM

500mm WIDE PAVING 
APRON AROUND

500mm WIDE PAVING 
APRON AROUND

50
0m

m
 W

ID
E 

PA
VI

N
G 

AP
R

O
N

 A
R

O
U

N
D

50
0m

m
 W

ID
E 

PA
VI

N
G 

AP
R

O
N

 A
R

O
U

N
D

50
0m

m
 W

ID
E 

PA
VI

N
G 

AP
R

O
N

 A
R

O
U

N
D

50
0m

m
 W

ID
E 

PA
VI

N
G 

AP
R

O
N

 A
R

O
U

N
D

50
0m

m
 W

ID
E 

PA
VI

N
G 

AP
R

O
N

 A
R

O
U

N
D

50
0m

m
 W

ID
E 

PA
VI

N
G 

AP
R

O
N

 A
R

O
U

N
D

TOILET

WHB
SHOWER

TO
IL

ET

WHB

2 WAY VENT 
VALVE

IE

IE

IE

2500L WATER 
TANK ON 

CONCRETE 
SLAB

BEDROOM 2
TILES

BEDROOM 3
TILES

BEDROOM 4
TILES

BEDROOM 5
TILES

BEDROOM 6
TILES

BEDROOM 7
TILES

PASSAGE 2
TILES

PASSAGE 3
TILES

STORE 1
TILES

STORE 2
TILES

BATHRM. 3
TILES

BATHRM. 6
TILES

BATHRM. 5
TILES

BATHRM. 4
TILES

BATHRM. 2
TILES

BATHRM. 7
TILESA A

B

34.81
B M 1

34

34

30

30

31

31

32
32

33
33

26

26

27

27

29

29

24

24

25

25

28

28

23
23

F I F T H  A V E N U E

CONCRETE WALL CONCRETE WALL
CONCRETE WALL

EDGE OF ROAD

SEWER 
MANHOLE

WINTER

SUNRISE

SUMMER

SUNRISE

WINTER

SUNSET

SUMMER

SUNSET

NORTH

3 150

9 
06

0

3 933

3 150

5 714

9 409

5 311

SITE PLAN
Scale 1:200 (on A1 Sheet)

RE

RE

RE RE
RE

RE EVERY 25m

110Ø SEWER LINE WITH MIN FALL 1:40 MIN DEPTH 450mm.
SEWER SYSTEM TO BE DESIGNED BY ENGINEER ACC. TO SANS 10400.

RE IE

MH

IEIE
RE

IE

IE

GULLEYGULLEY

NEW HOUSE

C.L - 22,65m
I.L - 21,55m

4,72m BUILDING LINE

BOUNDARY LINE - 31,827m

BO
UNDARY LINE - 26,699m

BO
UNDARY LINE - 31,494m

BOUNDARY LINE - 31,433m

3,15m BUILDING LINE

3,15m
 BU

ILD
IN

G
 LIN

E

3,15m
 BU

ILD
IN

G
 LIN

E

ERF 788

ERF 787

ERF 789

ERF 781

ERF 780

ERF 782

REMOVE 
MILKWOOD 

TREES

REMOVE 
MILKWOOD 

TREESDRIVEWAY
PAVING

RETAINING WALL ACC. TO ENGINEER SPECS.
RETAINING WALL ACC. TO 

ENGINEER SPECS.

MILKWOOD 
TREEMILKWOOD 

TREEMILKWOOD 
TREEMILKWOOD 

TREE
MILKWOOD 

TREE

IE IE

IE

OWNER + BUILDING CONTRACTORS AND SUB-CONTRACTORS TO COMPLY
WITH THE FOLLOWING REQUIREMENTS OF SANS 10400 / SANS 204 / SANS XA:

B. Structural: The Structural system of the building: Part H + Part J + Part K + Part L + Part M + Part N
- as well as a competent person (structures) to design and inspect the structures.
D. Public Safety: A change in level, the construction of ramps and driveways; or access to swimming pools
is in accordance with the detailed requirements of SANS 10400-D
F. Site Operations: The provision of sanitary facilities is in accordance with the detailed requirements
of SANS 10400-F
G. Excavations: The excavations must be less than 3 meters deep and is in accordance with the detailed
requirements of SANS 10400-G
H. Foundations: New structures will necessitate geotechnical investigations with the applicable rules.
The foundations for the building are in accordance with SANS 10400-B and detailed requirements of SANS
10400-H.
The foundations to the extension / addition to an existing building are the same as the existing
foundations, which have performed satisfactory. Should any soil improvements be required - a competent
person (civil engineering / geotechnical) are to be appointed.
J. Floors: Floors in any Laundry, kitchen, shower room, bathroom or room containing a toilet pan or urinal
are in accordance with the detailed requirements of SANS 10400-J (waterproofing or applicable areas).
Suspended floors are in accordance with the detailed requirements of SANS 10400-B and SANS 10400-T and or
requirements of SANS 10082 and or requirements of SANS 10400-J. Slabs supported on the ground are in
accordance with the detailed requirements of SANS 10400-B and or SANS 10400-H and or SANS 10400-J
K. Walls: The structural strength and stability of a wall is in accordance with the detailed requirements
of SANS 10400-B and SANS 10400-T and or detailed requirements of SANS 10400-K. The roof fixing to the wall
is in accordance with the detailed requirements of SANS 10400-B and or detailed requirements of SANS
10400-K.
The water penetration through a wall is in accordance with the detailed requirements of SANS 10400-K.
L. Roofs: Roof coverings and waterproofing systems are in accordance with the detailed requirements of
SANS 10400-L. Flat roofs or related gutters are in accordance with the detailed requirements of SANS
10400-L and or subject of a rational design or rational assessment. The roof assembly and any ceiling
assembly - in
addition to complying with the requirements of SANS 10400-C are in accordance with the detailed requirements
of SANS 10400-L and the roof assembly is supported on walls that comply with the requirements of SANS
10400-K and or in accordance with SANS 10400-B and SANS 10400-L. Gutters and downpipes are sized in
accordance with the requirements of SANS 10400-R. The fire resistance and combustibility of the roof
assembly or ceiling are in accordance with the detailed requirements of SANS 10400-L and or SANS 10400-T
M. Stairways: Stairways are in accordance with SANS 10400-B and SANS 10400-T and or: the detailed
requirements of SANS 10400-M. Walls, screens, railings or balustrades to such stairway are accordance with
requirements of SANS 10400-B and SANS 10400-T / SANS 10400-K and SANS 10400-T.
N. Glazing: The type of fixing of glazing is in accordance with SANS 10400-B / the detailed requirements
of SANS 10400-N
O. Lighting and Ventilation: The lighting and ventilation in a habitable room, bathroom, shower room and
room containing a toilet pan complies with the requirements of SANS 10400-T and the detailed requirements of
SANS 10400-O
P. Sewer Drainage: The construction of the drainage system is in accordance with the detailed requirements
of SANS 10400-P.
Q. Non-water borne means of sanitary disposal: The means of sewerage disposal where water-borne sewerage
disposal is not available is in accordance with the detailed requirements of SANS 10400-Q
R. Storm water disposal: The means for the control and disposal of storm water is in accordance with the
detailed requirements of SANS 10400-R
S. Persons with Disabilities: The means of providing facilities for persons with disabilities is in
accordance with the detailed requirements of SANS 10400-S
T. Fire protection: The fire protection measures provided are in accordance with the detailed requirements
of SANS 10400-T
V. Space heating: The provision for space heating is in accordance with the detailed requirements of SANS
10400-V
W. Fire installation: The fire installations and supply of water comply with the detailed requirements of
SANS 10400-W

Contractor to take responsibility that all details and reports of SANS 10400-XA & SANS 204 and it will be
adhered to.

Main Contractor to comply with above requirements of SANS 10400 / SANS 204 / SANS 10400-XA
(See attached report of SANS 10400-XA and SANS 204)

___________________________  _______________
OWNER SIGNATURE: DATE:

AREA SCHEDULE:

149,56m² - LOWER GROUND FLOOR
196,14m² - GROUND FLOOR
345,70m² - TOTAL AREA

915,12m² - ERF AREA

30,5% COVERAGE (279,45m²)

ENGINEER TO DESIGN 
MANHOLE INTERVALS, FALLS & 

INVERT LEVELS.
(SEE PAGES 5,6,7)

(ALSO FORM 2 ENGINEER)

NO SECOND DWELLING 
SEE AFFIDAVIT LETTER

RETAINING WALL ROADSIDE OF PROPERTY
SEE ENGINEER FORM 2
SEE ENGINEER DETAILS
SEE PHOTOS

• Stormwater (CES): The owner must take note that
according to the  National Building Regulations Part R 
and SANS 10400 Part F4(2), and the applicable clauses 
in the George Municipality’s By-Law, the owner may not 
change/amend or cause surface runoff on the erf to 
collect/pond/discharge, and which may potentially cause 
damage to or unduly inconvenience a neighbouring property.  

Specific reference is made to the George Municipality By-Law 
Relating to Stormwater, clauses 26.2 and 32 to 35 relating to 
stormwater between two adjoining properties. (12/09/2023)

13/10/2023

MUNICIPALITY - GEORGE - MUNISIPALITEIT 
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ALL STAIRS ACCORDING TO SANS 10400 - M:
RISERS MAX 200mm
TREADS MIN 250mm
HANDRAIL @ 900mm HEIGHT
BALUSTRADES MAX 100mm CENTRES
HEAD HEIGHT VERTICAL FROM STAIR NOSE 2,1m MIN

ALL. FLOORS. IN ANY LAUNDRY, KITCHEN, SHOWER ROOM, BATHROOM OR
ROOM CONTAINING A TOILET PAN OR URINAL ARE IN ACCORDANCE WITH
THE DETAILED REQUIREMENTS OF SANS 10400-J

ROOF. FIXINGS. TO COMPLY WITH SANS 10400-B & THE DETAILED
REQUIREMENTS OF SANS 10400-K

DPC. REQUIRED. UNDERNEATH. ALL. WINDOWS

SCAN TO SEE VIDEO
OR CLICK HERE

Carport / Open Patio (if any)to remain open as per building plan.

Sanitary fittings discharging to a gully to discharge over that gully as per Part 
P of SANS 10400 (4.21).

Drainage installation to comply with SANS 10400 Part P.

Drainage installations under building work must be installed in terms of Part 
P of SANS 10400 (4.19.4).

Drainage installations under building work must be protected in terms of Part 
P of SANS 10400 (4.22.2).
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NOTES:
ALL MATERIALS USED MUST COMPLY TO SABS SPECIFICATIONS.
ALL BUILDING WORK, SEWERAGE & ELECTRICAL WORK MUST COMPLY
TO SABS BUILDING REGULATIONS.

AT NO TIME MUST BE SCALED FROM ANY DRAWINGS, USE ONLY
DIMENSIONS GIVEN.  CONTRACTOR MUST BRING ALL DISCREPANCIES
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at all times, remain the property of M Smith Architectural Group.
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ALL STAIRS ACCORDING TO SANS 10400 - M:
RISERS MAX 200mm
TREADS MIN 250mm
HANDRAIL @ 900mm HEIGHT
BALUSTRADES MAX 100mm CENTRES
HEAD HEIGHT VERTICAL FROM STAIR NOSE 2,1m MIN

ALL. FLOORS. IN ANY LAUNDRY, KITCHEN, SHOWER ROOM, BATHROOM OR
ROOM CONTAINING A TOILET PAN OR URINAL ARE IN ACCORDANCE WITH
THE DETAILED REQUIREMENTS OF SANS 10400-J

ROOF. FIXINGS. TO COMPLY WITH SANS 10400-B & THE DETAILED
REQUIREMENTS OF SANS 10400-K

DPC. REQUIRED. UNDERNEATH. ALL. WINDOWS

SCAN TO SEE VIDEO
OR CLICK HERE

Carport / Open Patio (if any)to remain open as per building plan.

Sanitary fittings discharging to a gully to discharge over that gully as per Part 
P of SANS 10400 (4.21).

Drainage installation to comply with SANS 10400 Part P.

Drainage installations under building work must be installed in terms of Part 
P of SANS 10400 (4.19.4).

Drainage installations under building work must be protected in terms of Part 
P of SANS 10400 (4.22.2).
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Type of Project H4 DWELLING HOUSE SANS Competant Person MARIUS SMITH

Street Address 788 FIFTH AVENUE - WILDERNESS SACAP Reg. No. ST0609

 Erf Description As Per SG Diagram/ Title 

deed 

Client's Initial and Surname DPFS INVESTMENTS (PTY)Ltd

Client's Contact number 082 373 3033

Class of Occupancy H4 Floor Construction Roofs Assembly

Design Occupancy Time 24 Hrs per Day

7 Days per Week Yes SANS 10400-XA Min. Required R-value 

Climatic Zone George-Zone: 4 No  Minimum Total R -value required 3,70  m²·K/W

Building Orientation North  Optimized Orientation Achieved Direction of heat flow Up

Structure: Total Nett Floor Area Structure: Total Floor Area: Yes Obtained R-value 

No Roof Covering Material

Ground Storey: 163,00  m2 Total Floor Area: 345,70  m2 Roof covering material R-value 0,30  m²·K/W

First Storey: 196,14  m2 Floor Insulation Requirements Ceiling R-value 0,05  m²·K/W

Second Storey: 0,00  m2 Total obtained R-value 0,35  m²·K/W

Total Nett Floor Area: 359,14 Yes

No SANS 204

Obtained R-value 

Yes Is Roof vented Unventilated

Lighting : Max Demand & Consumption ALLOWED No Type roof construction

Total floor area (m
2
) x Building class allowed (W/m

2
)= Max Energy Demand allowed (W) R-value for Roof 

 Building class allowed (W/m
2
) 5 Heat flow Direction UP

Total floor area (m2) 345,7 Moving Air (7m/s) 0,03

Max. Energy Demand: 1728,5  W – Max Allowed SANS 10400-XA     Required R -value Metal cladding 0

Wall Type Masonry  Roof air space(100 mm to 300 mm, non-reflective) 0,15

Total floor area (m
2
) x Building class allowed (KW/m

2
.a)= Max Energy Consumption allowed (KWh.a) Minimum R-value required 0,35  Plasterboard, gypsum(10 mm, 880 kg/m³) 0,06

 Building class allowed (KWh/m
2
) 5  Compliant masonry walling Unventilating Air 0,11

Total floor area (m2) 345,70 Total Obtained R-value 0,35  m2K/W

Max. Energy Consumption per Annum: 1728,5  kWh – Max Allowed SANS 10400-XA     Obtained R-value 

Lighting: Max Demand & Consumption OBTAINED Conductivity (W/m.°C) Thickness     (m) 
Resistivity 

(m²K/W)
Thermal Insulation SANS 204

0,0000 0,0000 0,0000

Power (W) rating QTY
Hours in use / 

day
0,6000 0,0150 0,0250 Insulation product to be installed  See SANS 204 (4.3.6.2)

7 87 5,0 0,7000 0,2300 0,3286 Density of insulation to be installed 10 – 18  kg/m³

35 6 8,0 0,0000 0,0500 0,1600 Min. Thickness of insulation to be installed 135,00  mm

0 0 0,0 0,7000 0,2300 0,3286  Insulation required with minimum R-Value 3,35  m2K/W
0 0 0,0 0,6000 0,0150 0,0250

0 0 0,0 0,0000 0,0000 0,0000 RECOMMODATION

0 0 0,0 Total R-value Achieved 0,867 Min R-Value Achieved

0 0 0,0

0 0 0,0 SANS 204     Required CR-value 

0 0 0,0

0 0 0,0 Minimum CR-value required 100  Hours STOREY Total

Note -  Applicable to masonry walls only in terms of SANS 204 Ground Storey 32,4075

Total floor area (m
2
) x Total Watt of lights (W)= Energy Demand Obtained  (W/m

2
) [<ALLOWED] First Storey 36,54125

Total light energy demand OBTAINED (W/m²) 2,37  Do Comply. Double brick wall types With R = 1 cavity insulation Second Storey

Available energy demand – For Lights 910  W CR -value 130 #REF!

Occupancy design days 7

Hours in Use per year 1820

Total Energy of Lights 1 KW

 Total annual energy consumption OBTAINED – Lights (kWh) 1491 Do Comply Buildings with Natural Environmental Control

Available annual energy consumption – For Lights 238 KWh
Fenestration Constants 

Hot Water Services Conductance ( CU ) constant 1,40

Dwelling houses - Medium rental : 115-140 L/capita/day Solar Heat Gain ( CSHGC ) constant 0,13

60,0  L

14 SANS 10400XA COMPLIANCE

840,0  L Ground Storey

Net Floor Area of Storey / Room:  m
2 163,000

NOTES/ ASSUMPTIONS: Fenestration Area of Storey / Room:  m
2  32,408

% Fenestration Area to Nett Floor Area:  % 19,882

First Storey

Net Floor Area of Storey / Room:  m
2 196,140

Fenestration Area of Storey / Room:  m
2  36,541

% Fenestration Area to Nett Floor Area:  % 18,630

305,76  kL.a

152,88 Second Storey

Net Floor Area of Storey / Room:  m
2 0,000

CONCLUSION Fenestration Area of Storey / Room:  m
2  

420,0 % Fenestration Area to Nett Floor Area:  % #VALUE! #VALUE!

OR

SANS 204 COMPLIANCE

Ground Storey ACHIEVED ALLOWED

Thermal Insulation Requirements

Internal diameter of Hot Water Service Pipe  ≤ 80  mm Conductance ( CU ) for Storey / Room: 256,019 228,200

Minimum Required R -value for Pipe Insulation 1,0 Solar Heat Gain ( CSHGC ) for Storey / Room: 21,474 21,190

Hot Water Vessels

Minimum Required R -value for Vessel 2,0 First Storey

Conductance ( CU ) for Storey / Room: 288,676 274,596

Solar Heat Gain ( CSHGC ) for Storey / Room: 22,003 25,498

Second Storey

Conductance ( CU ) for Storey / Room: 0,000

Solar Heat Gain ( CSHGC ) for Storey / Room: 0,000

SANS 10400 XA: CALCULATION REFERENCE TABLE

Projection (m)

Height 1 

(m) Height 2(m)

Storey Level Gazing Ref Quantity Width (m) Height (m) Area Orientation U-value SHGC Orientation ( P ) ( H ) ( G ) P/H Factor ( E ) Conductance SHG

1 Ground Storey SL621 1 0,6 2,125 1,275 North 7,9 0,81 North 0,595 5,787 3,662 0,051408329 0,71 10,0725 0,7332525

2 Ground Storey SD1721 1 1,73 2,125 3,67625 North 7,9 0,81 North 0,595 5,886 3,761 0,050543663 0,71 29,042375 2,114211375

3 Ground Storey SL621 5 0,6 2,125 6,375 North 7,9 0,81 North 0,095 2,125 0 0,044705882 0,84 50,3625 4,33755

4 Ground Storey SD1721 5 1,73 2,125 18,38125 North 7,9 0,81 North 0,095 2,125 0 0,044705882 0,84 145,211875 12,5066025

5 Ground Storey PT94 2 0,9 0,45 0,81 East 7,9 0,81 East 0,628 4,087 3,637 0,07682897 1,05 6,399 0,688905

6 Ground Storey PT69 1 0,6 0,9 0,54 East 7,9 0,81 East 4,093 1,085 0,185 3,77235023 0,24 4,266 0,104976

7 Ground Storey PT69 1 0,6 0,9 0,54 West 7,9 0,81 West 4,093 1,085 0,185 3,77235023 0,31 4,266 0,135594

8 Ground Storey PT94 1 0,9 0,45 0,405 West 7,9 0,81 West 0,628 4,143 3,693 0,07579049 1,3 3,1995 0,426465

9 Ground Storey PT94 1 0,9 0,45 0,405 West 7,9 0,81 West 0,628 3,991 3,541 0,078677023 1,3 3,1995 0,426465

10 First Storey PTT1218 1 1,2 1,8 2,16 North 7,9 0,81 North 0,628 2,662 0,862 0,117956424 0,65 17,064 1,13724

11 First Storey SD3021 1 3 2,125 6,375 North 7,9 0,81 North 0,595 3,265 1,14 0,091117917 0,71 50,3625 3,6662625

12 First Storey PTT1218 2 1,2 1,8 4,32 North 7,9 0,81 North 0,628 3,056 1,256 0,102748691 0,65 34,128 2,27448

13 First Storey SD1721 1 1,73 2,125 3,67625 North 7,9 0,81 North 0,595 3,381 1,256 0,087991718 0,71 29,042375 2,114211375

14 First Storey F94 3 0,9 0,45 1,215 North 7,9 0,81 North 0,628 0,576 0,126 1,090277778 0,22 9,5985 0,216513

15 First Storey SD3021 1 3 2,125 6,375 North 7,9 0,81 North 0,628 3,135 1,01 0,10015949 0,65 50,3625 3,3564375

16 First Storey PTT1218 1 1,2 1,8 2,16 East 7,9 0,81 East 0,628 2,532 0,732 0,124012638 0,99 17,064 1,732104

17 First Storey PTT1218 1 1,2 1,8 2,16 East 7,9 0,81 East 0,628 2,436 0,636 0,128899836 0,99 17,064 1,732104

18 First Storey PT69 1 0,6 0,9 0,54 South 7,9 0,81 South 0,628 1,727 0,827 0,181818182 0,47 4,266 0,205578

19 First Storey PT69 1 0,6 0,9 0,54 South 7,9 0,81 South 0,628 1,877 0,977 0,167288226 0,47 4,266 0,205578

20 First Storey PT69 3 0,6 0,9 1,62 South 7,9 0,81 South 0,628 1,536 0,636 0,204427083 0,44 12,798 0,577368

21 First Storey PT69 1 0,6 0,9 0,54 South 7,9 0,81 South 0,628 2,035 1,135 0,154299754 0,47 4,266 0,205578

22 First Storey PT69 1 0,6 0,9 0,54 South 7,9 0,81 South 0,628 1,844 0,944 0,170281996 0,47 4,266 0,205578

23 First Storey PTT1218 1 1,2 1,8 2,16 West 7,9 0,81 West 0,628 2,588 0,788 0,121329212 1,25 17,064 2,187

24 First Storey PTT1218 1 1,2 1,8 2,16 West 7,9 0,81 West 0,628 2,436 0,636 0,128899836 1,25 17,064 2,187

25 First Storey 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

26 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

27 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

28 ------------- NEW SANS 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

29 ------------- 10400-XA 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

30 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

31 ------------- 20% WINDOW TO 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

32 ------------- FLOOR RATIO 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

33 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

34 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

35 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

36 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

37 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

38 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

39 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

40 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

41 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

42 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

43 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0

44 ------------- 0 0 0 0 ------------- 0 0 ------------- 0 0 0 0 0
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 Per Day/ 24 Hours

Suspended floor Slab

Summary Report: SANS 10400-XA & SANS 204

 Energy Efficiency in Buildings

OCCUPANCY: Zone & Orientation of Building FLOOR: Design

Floor Slab on the ground 

Suspended floor Slab

Is Suspended floor a building envelope

Perimeter & under-floor insulation required 

Occupancy Class Type 

ROOF: Design

Wall Assembly Material

Moving Air

External Plasterwork

Is the Concrete slab on the ground 

Is a In-slab heating to be proposed 

Floor Slab on the ground 

Perimeter insulation required 

DO NOT COMPLY: Where the total area of the glazing elements of a storey is greater than 15% of the nett floor area of the 

storey the requirements contained in SANS 204 shall be complied with.

FENESTRATION: Design

 Do Not Comply: refer SANS 204 (4.3.4)

 Comply: refer SANS 204 (4.3.4)

 Do Not Comply: refer SANS 204 (4.3.4)

Brickwork

It is recommended that a Flexible fibre glass blanket with a thickness of 135 mm needs to be installed in order to 

achieve the min. additional R-value of 3,35 m2K/W

Metal cladding @ 2-12° pitch w/ sloped ceiling above rafter

Min R-Value NOT Achieved: Thermal 

Flexible fibre glass blanket

Do Not Comply: refer SANS 204 (4.3.4)

DO NOT COMPLY: Where the total area of the glazing elements of a storey is greater than 15% of the nett floor area of the 

storey the requirements contained in SANS 204 shall be complied with.

 Refer SANS 10400-XA (4.4.3) & SANS 204.

 Double-skin masonry wall, no cavity, plastered internally or rendered externally.

Metal sheeting type

Brickwork

Min R-Value NOT Achieved, Refer to SANS 204

Internal Plaster work

Unventilated Air

With 50 mm air cavity

Insulation of partial or unenclosed exterior perimeter required  Min. Insulation R-value:1.0 & refer SANS 204 (4.3.2)

Under-floor insulation required 

ERF 788 WILDERNESS - GEORGE

Alternative means other than electrical resistance heating, including, but not limited to, solar 

heating, heat pumps, heat recovery from other systems or processes.

CLIENT TO INSTALL GAS GEYSER

SERVICES: Lighting/ Power & Hotwater

52 (weeks) x Design Occupancy  days x hours in use = Energy Consumption Obtained  Hours per year(h.a)  [<ALLOWED]

Occupancy Type to be provided with min

50 % of Annual Hot Water Consumption

Assumed Annual Hot Water Consumption

 kL.a - SANS 10400 XA:2011 Par. 4.5.2.1 shall be provided by means other than electrical resistance 

heating.

Assumed Daily Hot Water Consumption: 

Is a In-slab heating to be proposed

 Additional insulation to manufacturer's insulation may be required to achieve this value.

 Refer SANS 204 (4.5.2)

 L – Water vesel: Electrical & Solar heating system combination

Estimated Hot Water Consumption

No. of Persons: 

WALL: Design

(Daily Hot Water Consumption x Occupancy design days x52 weeks of the year)/1000 = Hot water Consumption (Kl.a)

 Min. Insulation required of R-value:1.0 & refer SANS 10400-XA (4.4.2) / 

Z

______________________________ _____________________

Competent Person Signature: Date: 24 JAN 2023

0

NEW HOUSE FOR

DPFS INVESTMENTS (PTY)Ltd

ON ERF 788

WILDERNESS

GEORGE

23.01-01

50 mm Cavity

110 mm Bricks

12 mm Plaster

Iso Board

DPC

Screed

Surface Bed
Compacted Soil
Ground Level

Strip Foundation

General Slab Insulation Detail

30mm thick Isoboard 
Insulation according 
to engineer

ACCORDING TO SANS 10400- Part H 

/ ENGINEERS SPECIFICATION

ENERGY CALCULATIONS SANS 10400-XA

M004

HDP MS

COMPLY TO 20% FOR NEW SANS 10400-XA

2023/08/02

APPROVED
BY CLIENT

SIGNATURE:

2023/08/02
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