


OBJECTIVE  
 
Approval of all building plans for the local authority of EMFULENI . Ensure an 
aesthetical, safe and well constructed community environment through the 
application and enforcement of legislative provisions.  
 
The Building Control in the Emfuleni Municipality  is responsible for assessing  and 
approving all building plans, as well as inspecting building work during construction 
to ensure compliance with the approved plans and related regulations.  
 
SERVICES PROVIDED BY THE BUILDING CONTROL DEPARTMENT  
To apply the applications, disciplines, regulations and standards of the National 
Building Regulations and Building Standards (Act 103 of 1977) in the EMFULENI  
Municipal area of jurisdiction. 
Functional application of the Act (103 of 1977) 
Building plans and applications. 
Scrutinizing and approval of building plans, building inspections, hoarding 
applications and demolition requests in terms of the following: 
The applications and regulations of the National Building Regulations (Act 103 of 
1977) 
Act on architects (Act 35 of 1970) 
Detailed information on the requirements for building plan 
applications are available at the Building Control offices. 
Sebokeng Houtkop Building and Vanderbijlpark Trust Bank 
Building. 
 

 



 
 

APPROVAL OF BUILDING PLANS 
 
The first step is to appoint a SACAP (South African Council for the Architectural Profession) registered 
Architect/Designer.  A list of registered professionals can be found at www.sacapsa.com.  In order to practice as an 
Architect or Designer it is compulsory to register with SACAP. De-registered Architects are no legally allowed to 
practice architecture independently.  
 
The Architect will obtain previous plans from the Council and a copy of your SG (Surveyor General) diagram and 
Zoning Certificate.  The SG diagram clearly demarks your properties boundaries / area and neighboring stands.   The 
Zoning Certificate will tell you what the zone use of your property is - agricultural, business, commercial, residential 1, 
2 or 3 and Special Use.  Residential 2 or 3 usually indicates your property is in a cluster / townhouse development.  
The Building Lines are invisible lines on your property demarking the point up to which you can build - garden / 
boundary walls are not included.  Typically building lines are 5m at the front, 2m at the sides and 3m at the back.  
However Building Lines vary from street to street and it's best not to make assumptions.  
 
Building Lines can be relaxed - you will need your neighbor's consent and the Municipal Town Planning Department 
approval.  Coverage is the Building footprint on the stand - in other words what percentage of the stand is covered 
by a roof?  Paving, Driveways, swimming pools and boundary/garden walls do not count towards coverage in SA.  
Coverage is typically 50% for a single or double storey  dwelling / building and 40% for a three storey building.  
F.A.R - Floor Area Ratio is the percentage living space allowable on the stand - so bedrooms, lounges, kitchens, 
servant's quarters etc. will count, but garages, covered patios, lapas, sheds, swimming pools and store-rooms etc. do 
not.  F.A.Rs vary between 0.3 - 1.2.  A low F.A.R - 0.6 for example - will effectively ensure that the first floor is smaller 
than the ground floor in a double storey building. 
 
You will also need to obtain a copy of the title deeds if you don't already have a copy.  This is not only to confirm 
that you are the owner of the property; but also because title deeds usually have restrictive clauses within them.  This 
could affect the outcome of your building plan application.  Typically title deeds indicate that there is a 2m servitude 
on two boundaries other than a street boundary or pan-handle.  Further restrictions such as prohibiting metal roofs or 
wooden buildings are also common.  Title Deeds can be obtained from your transferring Attorney, the bank (if your 
property is mortgaged) or the Deeds Office.  Now Building Control Emfuleni is in position to issue copies of title deeds 
at a fee since May 2013, using WINDEED  approved system for title deeds information.  
  

 



If your property is within an estate or town house / cluster complex you will also need to get a copy of the Estate Guidelines 
from the Aesthetics Committee / Body Corporate / Residents Association etc.  You will find a list of requirements that ensure 
Aesthetic harmony and good building practice within the estate / complex.  In addition you will need your plans stamped 
and a letter from the Body Corporate for Council indicating that they are happy with your planned building.  
An Appointment / Completion Certificate from a registered Structural Engineer together with stamps on the plans is required if  
 
1.) Your Building is under construction / finished. 
2.) You are constructing a new house / building. 
3.) Your Plans indicate - concrete floor / roof slabs, wooden floors, Juliet Balconies, steel construction, timber frame 
construction and cellars. 
4.) Your stand has poor soil quality or is on a slope. 
 
Prior to plan submission you will need approval and stamps from the following - 
1.) Fire Department - if your property is zoned business, commercial, special use or if you are building with thatch or timber 
frame construction. 
2.) Water / Sewerage department - if you are applying for Building Line Relaxation, proposing a new house / building or doing 
major renovations. 
3.) Roads / Transportation Department - if you are applying for Building Line Relaxation. 
4.) Environmental Health - if your property is zoned agricultural, business, commercial or special use. 
 
It is vitally important that you’re Architect / Designer do their homework before drawing up plans.  This will save a lot of time 
and expense later on. 
So for Plan Submission you will need – 
 
1.) 3 Copies of the building plans - 1 coloured as per required codes. 
2.) Application Form  - SANS 10400 APPLICATION FOR APPROVAL   
3.) Title Deed 
4.) Fire Department/ Environmental Health / Roads / Water stamps etc. if applicable. 
5.) Engineer Certificate of Appointment / Completion - if applicable. 
6.) Permission letter and stamp from Body Corporate / Aesthetics Committee etc. if applicable. 
7.) Letter from Town Planning for Building Line Relaxation, Consent, Rezoning etc. if applicable. 
8.) Approved updated SDP (Site Development Plan) if applicable. 
9.) Power of Attorney authorizing your Architect / Courier to act on your behalf in respect of gaining building plan approval. 
 
Tariff amounts are applicable as per area of the proposed structure. 
Tariff's  range from 0 to 6000m² with minimum submission amount of R326-00 
 

 



1. ASSESSMENT OF PLANS 
 
The purpose of plan assessment and design appraisal is to assist the process of achieving compliance of 
building work with the Building Regulations. Accordingly contraventions of Building Regulations identified in 
drawings should be communicated to the designer. However, there is little to be gained from being unduly 
pedantic and, in determining the level of plan examination necessary, consideration should be given to the 
expected frequency and detail of subsequent site inspection. 
 
Building Control should alert the client to provisions of legislation outside the Building Regulations which it 
believes are likely to be relevant to the building work in question. If plans are passed, or approved subject to 
conditions, or in stages, a schedule should be compiled of the modifications specified by the Building Control 
and/or of the further plans or information required to demonstrate compliance. The information communicated 
to the client should be clear and unambiguous. 
Where assessment of plans is undertaken, clear information shall be communicated to the client / Architect / 
consultant regarding: 
 
• Non-compliance with the Building Regulations 
• Remedies available in the event of a dispute over compliance. 
 
Records of the plans assessment process: records shall be kept of the design assessment philosophy, and any 
statutory and/or discretionary consultations, for future reference and continuity of control. Introduction of 
electronic archive of plans is now in process. Plans are scanned into CD for future reference. 
 
Currently a process of introducing an electronic submission system in Building control office is being investigated 
with GIS consultants, which may assist the municipality and professionals at large when dealing with 
applications for construction. 
 
This will provide a friendly and efficient customer service in terms of – 
# General requests for information; 
# Specific queries; 
# Promote personal consultation assistance sessions relating to refused Applications for Approval of 
Building Plans; and  
# promote and facilitate application meetings between potential major Developers and 
Departmental Representatives on development issues. 

 



 



Inspections conducted by the EMFULENI Municipality 
 
Site inspections. 
Foundation excavation  
Floor level 
Roof Trusses 
Open sewer inspections 
Final sewer and Occupation certificate inspections 
 
Other inspections conducted: 
Inspections relating to demolition applications. 
Enforcement of the Act (103 of 1977) 
Routine inspections are conducted in order to ensure compliance.  
-Illegal building operations 
-Contentious building materials and designs 
-Legislation and compliance 
-Illegal occupation of buildings 
-Enforcement measures. 
-Issuing of contravention notices. 
-Issuing of fines to offenders of the National Building Regulations 
-Court appearance in the Magistrates Court and or Supreme Court of South Africa. 
 
DURATION FOR APPLICATIONS 
Commercial (Business)  - 60 days 
Town Houses, Residential, Single Unit-  30 days 
 
NOTE: The National Building Regulations clearly outlines deadlines with respect to the approval of plans in two categories: 
Building with floor area bigger and less than 500 m° with minimum approval of 60 and 30 days respectively. 
The approval period can fluctuate depending on whether there are problems on the plan as well as reaction time from 
Architect to attend to matters raised from the application for approval.  

 



Frequently asked questions. 
 
What rules guide building control and why do we need them? 
The Act on National Building regulations was promulgated in 1977 (Act 103 of 1977) in order to regulate all building work and 
in doing so to ensure structural stability is maintained together with satisfactory health conditions. 
 
Is it necessary to submit a building plan for approval? 
Yes, Section 7 of the Act Cleary stipulates that, building plans are to be submitted to the local authority for all building work 
that is to be erected. Failure to submit building plans will constitute non-compliance to the Act. 
 
Why is it required to have inspections done and what is the procedure? 
Inspections are conducted at several stages of the building whilst under construction. The inspections are conducted to 
ensure that the building standards and materials comply with the National Building Regulations and building standards Act. 
Inspections should be requested, from the building inspectorate at least one working day prior to the inspection date. 
 
Building Control inspection request – SEBOKENG (016) 930 -5443 / 4 
                                                                  VANDERBIJLPARK (016) 950 -5618 / 11   
 
What is an Occupation certificate and why do I need one to occupy the building? 
An application for occupation certificate is to be submitted to the inspectorate once the building has been completed. By 
issuing the certificate, the Municipality confirms that the building, in its opinion, has been erected in accordance with the 
Building Regulations and is found safe for occupation. 
 
 
 

 



SANS 10400 
APPLICATION FOR APPROVAL  

OF CONSTRUCTION WORK 

APPLICATION FOR  
MINOR WORK – LESS 

THAN 20 m²  

APPLICATION FOR  
BOUNDARY WALL 

APPLICATION FOR DEMOLITION 
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