
LAND USE MANAGEMENT: ETHEKWINI MUNICIPAL LAND USE SCHEME:
CENTRAL SUB-SCHEME

Ground Floor, 166 KE Masinga Road, Durban, Tel: (031) 311 7939

APPLICATION NO: LUMS202502170002/CN

APPLICATION FOR:

PART A:

THE AMENDMENT OF THE ETHEKWINI MUNICIPAL LAND USE SCHEME BY THE

REZONING OF PORTIONS 8 AND 9, BOTH OF ERF 791 DURBAN FROM GENERAL

RESIDENTIAL 1 TO GENERAL COMMERCIAL

PART B:

APPLICATION FOR RELAXATION IN THE PARKING REQUIREMENTS FROM 50 TO 24 BAYS

(52%)

CADASTRAL DESCRIPTIONS: PORTIONS 8 AND 9, BOTH OF ERF 791 DURBAN

SITUATED AT: 241 AND 245 FLORIDA ROAD

Date Application Advertised: 21 NOVEMBER 2025

Date Application Closes for objections: 17 DECEMBER 2025

Members of the public are invited to lodge written objections as follows:

1. To the Manager: Central Region, Land Use Management Branch,

¶ City Engineers, Ground Floor, 166 KE Masinga Road, Durban, (drop in Box) or by

¶ Registered post to P O Box 680, Durban, 4000, or by

¶ e-mail edwin.sibiya@durban.gov.za , Tel No. 031-311 7939

¶ Central Regional Office Telephone No. 031 311 7607/ 031 311 7939

APPLICANT’S DETAILS:

Ebrahim Nabi
282 Trenance Park Drive
Phoenix
4068
Cell. No. 083 2281843
e-mail: ebrahim.nabi550@gmail.com

NB: An objection MUST contain the following information to be considered as valid –
¶ the name and physical address of the person making the objection;
¶ the address at which the person shall receive service of any notice, which may

include a facsimile or e-mail address;
¶ the interest of the person in the application;
¶ the reason for the objection;
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1.3 The applicant  
245 Florida Road Investments Proprietary Limited, are the registered owners of Portion 8 and 9 of Erf 791 

Durban. 245 Florida Road Investments Proprietary Limited have given Ebrahim Nabi power of attorney to 

submit the application and represent them as the applicant in terms of Chapter 7 Subsection (5) of the Planning 

and Land Use Management By-Law 2021 for Town Planning Consideration. 

 

(Refer to Annexure A: APPLICATION FORM & POWER OF ATTORNEY).  

 

1.4 Loca lity  
 

The proposed sites are situated within the bustling suburb of Morningside, which is part of the broader urban 

area of Durban in KwaZulu-Natal. This area is well-connected to key transportation routes, making it a 

strategically placed property for any proposed rezoning. Florida Road itself is a prominent arterial route in 

Durban, running through the Morningside area. It is a well-known street, with a mix of residential, commercial, 

and retail properties along it. The road is popular for its vibrant street life, restaurants, and boutiques, 

contributing to its role as an important local road. 

 

To the west of the proposed site, the N3 Freeway is a major highway that provides a direct route for vehicles 

traveling between Durban and the inland areas. This highway is crucial for linking the city to Pietermaritzburg 

and further into the central regions of the province. The N3 also serves as a main connection to the M3 highway, 

facilitating easy access to different parts of Durban. The M4 Ruth First Highway, which runs parallel to the 

coast, is also within a short distance to the east of Florida Road. This is another significant route that connects 

Morningside to the city centre and further to the north and south of Durban. 

 

The city centre of Durban is just a few kilometres away, making this area highly accessible for businesses and 

residents commuting into the central urban area. The CBD is the central hub for commercial, retail, and 

governmental services. The presence of key landmarks, residential areas, and commercial hubs such as the 

Durban CBD and Moses Mabhida Stadium reinforces its suitability for urban development, making it a prime 

candidate for rezoning. The site has two road frontages and can be accessed via both Florida Road and a small 

no name lane that is parallel to Florida Road. 

 

The location of the application site can be seen in the locality map below. 

 



  
Figure 1: Locality of proposed site  

 

1.5 Land ownership and size  
As indicated above, the site is currently owned by 245 Florida Road Investments Proprietary Limited. 

 

REGISTERED OWNER TITLE DEED NO. EXTENT (ha) 

245 Florida Road Investments 

Proprietary Limited 

T 19824/1995 

T 10683/1995 

869m² 

852m² 

 

(Refer to Annexure B: TITLE DEED).  

 

1.6 Existing Zoning and Proposed Zoning  
 

SITE ADDRESS  ERF NUMBER  EXISTING ZONING  PROPOSED ZONING 

241 �± 245 Florida Road, 

Durban   

Portion 8 and 9 of Erf 

791 Durban 

General Residential 1 General Commercial 

 

 

The table below outlines the development controls governing the General Residential 1 zone and the 

proposed General Commercial zone. The proposed rezoning aims to achieve these objectives effectively. 

 





1.7 Existing and surrounding land uses  
 

To the north of Portion 8 and 9 of Erf 791 Durban, the land is primarily used for residential purposes, with well-

established homes, townhouses, and low-rise apartments. There are also some community services such as 

schools and places of worship, including Morningside Primary School. These residential uses contribute to a 

quieter environment compared to the more bustling Florida Road, providing a contrast between residential and 

commercial zones. To the south, the land use becomes more commercial and mixed-use. This includes office 

buildings, shops, and the Moses Mabhida Stadium area, which is a major sports and events venue. The 

proximity to the Durban CBD ensures access to high-density commercial and retail establishments, which aligns 

with the area's growing importance as a commercial hub. To the east of the property, land use includes both 

commercial and residential properties. This includes a mix of apartments, hotels, and offices, often catering to 

a variety of commercial interests. To the west, land uses include commercial properties such as office blocks, 

as well as residential developments. The N3 Freeway, which is a major transport corridor, lies a short distance 

to the west, providing direct access to key areas within Durban, such as the industrial zones, the inner city, and 

nearby suburbs. 

 

  
Figure 2: Zoning map  

1.8 Title deed restrictions  
There are no restrictive title deed conditions found for the application site, therefore the application can be  

Considered for approval. 

 

(Refer to Annexure B: TITLE DEED and Annexure D: S.G DIAGRAM).  

 

The Site 





2 General Conditions  

2.1 Environmental Considerations  
The proposed rezoning will not propose an environmental risk to the site, surrounding area and municipality as 

a whole. Due to the nature of operation, the site will be well maintained and kept clear of litter or any hazardous 

materials. The subject site is located in an area with complimentary land uses. The nature of the proposed land 

use is non-toxic and would not emit any pollutants into the environment.   

 

The application site does not form part of the Durban Metropolitan Open Space System (DMOSS) as no 

watercourses or wetlands have been identified within the site.   

2.2 Engineering considerations  
The subject site is located in a fully developed and well-established area. The municipality has provided 

comprehensive infrastructure, ensuring that the site is well-served with essential services such as road access, 

water, electricity, and sewer systems. Additionally, the site benefits from its proximity to several major public 

and private transportation routes, making it easily accessible and well-connected to the surrounding region. 

These factors contribute to the site's strategic position, offering convenience and accessibility for various uses. 

 

 
Figure 3: Engineering Services map  











5 Need and desirabilit y 

�x Commercial Office Space Demand: There is a notable shortage of affordable office spaces within this 

sought-after part of Durban. The increasing number of businesses in the area, particularly small-to-

medium enterprises (SMEs), require space in central and well-connected locations such as Florida 

Road. The proposed office units will cater to this demand by offering an accessible and vibrant 

environment for business growth. 

 

�x Efficient Use of Land: The properties currently zoned as General Residential 1 are underutilised in its 

present form. Rezoning the property to General Commercial will allow for a development that makes 

efficient use of the land, contributing to the local economy without altering the character of the area. The 

formalisation of the existing uses will also prevent incremental, unregulated land-use changes and 

ensure proper planning oversight. 

 

�x Alignment with Local and Regional Planning Policies: The Durban Metropolitan Spatial Development 

Framework (SDF) and the Integrated Development Plan (IDP) highlight the importance of promoting 

mixed-use developments in established urban areas. Rezoning the property will support the 

municipality's goal of achieving sustainable growth by making optimal use of existing infrastructure. 

Florida Road is well-positioned to accommodate further commercial activities that enhance its vibrancy 

and support local economic growth. The proposed rezoning also complements the Inner City Local Area 

Plan (LAP), which identifies Florida Road as a strategic node for commercial intensification and 

pedestrian-friendly activity. 

 

�x Revitalisation of Florida Road: Florida Road is a key area within Durban, known for its mix of residential 

and commercial uses. The proposed office and restaurant development will contribute to the 

revitalisation of the area, encouraging foot traffic and creating a dynamic environment for both residents 

and visitors. The addition of a restaurant and office space will also provide a diverse range of services 

for the surrounding community. The upmarket sit-down restaurant use in particular adds to the leisure 

and tourism appeal of the corridor, while the office space supports daytime activation of the street. 

 

�x Economic Growth and Job Creation: By providing office space and a restaurant, the proposed 

development will stimulate local economic activity and create employment opportunities. The restaurant 

will contribute to the hospitality sector, offering new jobs and supporting other local businesses in the 

area, including suppliers and service providers. The complementary operating times of the restaurant 

and offices further ensure extended activation of the corridor throughout the day and evening, enhancing 

local economic resilience. 

 

 







4. PRINCIPLE OF 

RESILIENCE  

This development adheres to resilience by establishing infrastructure that 

can withstand both economic and environmental fluctuations. The proposed 

activities involve minimal emissions during and after development, ensuring 

that the site contributes positively to environmental goals while offering 

stability in the face of economic shifts. By supporting a blend of office and 

hospitality uses, the proposal diversifies local economic activity, which 

strengthens resilience against sector-specific downturns. The flexible 

approach to parking provision also reflects resilience in land-use planning by 

accommodating evolving transport trends and reducing over-dependence on 

private vehicles. 

5. PRINCIPLE OF 

GOOD 

ADMINISTRATION  

The application aligns with municipal requirements and promotes 

transparent decision-making. It invites a fair and unbiased review, ensuring 

that both the municipality and community interests are equitably represented 

throughout the approval process. The inclusion of a parking relaxation has 

been clearly quantified and supported by a professional Traffic Statement, 

ensuring transparency, accountability, and evidence-based decision-

making. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 











10 Inner City LAP  

One of the key principles of the Inner-City LAP is the creation of a walkable city. According to the Inner-City 

LAP (2016): 

 

�³�2�E�V�H�U�Y�L�Q�J���K�R�Z���F�L�W�L�H�V���G�H�Y�H�O�R�S���D�Q�G���I�X�Q�F�W�L�R�Q���D�O�O���R�Y�H�U���W�K�H���Z�R�U�O�G�����L�W���K�D�V���E�H�F�R�P�H���F�O�H�D�U���W�K�D�W���W�K�H�\���G�H�Y�H�O�R�S���D�U�R�X�Q�G���D��

set of walkable neighbourhoods with a core of higher density commercial, residential and social facilities 

radiating out to a distance of about 400 meters which is a comfortable 5-minute walking distance. These nuclei 

�W�K�H�Q���W�H�Q�G���W�R���I�R�U�P���D�W���D�S�S�U�R�[�L�P�D�W�H�O�\�����������P�H�W�H�U�V���D�S�D�U�W���´ 

 

The Windermere area has been identified as an ideal location for this model, as it displays similar characteristics 

to many walkable cities globally. The walkable city concept also promotes integration, the transfer of ideas, 

cultural expression, a sense of belonging, improved health outcomes, increased property values, and enhanced 

attractiveness of the city for both residents and visitors. The Inner City LAP (2016) sets out to achieve these 

objectives by 2040, and Florida Road is already evolving in line with this vision. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 5: eThekwini Inner City Existing Walkable Neighbourhood  

 













12 Conclusion  

Based on the information provided, the proposed rezoning and relaxation of parking represent a viable and 

strategic option that aligns with the Municipality's policies and objectives for this key urban node. The application 

is consistent with municipal intentions for compact, sustainable, and economically vibrant development, and 

does not present any negative impacts on the broader Municipality. On the contrary, the proposal responds 

directly to the urban character of Florida Road as a high-density, walkable, mixed-use corridor, where strict 

adherence to parking standards would be impractical and counterproductive. 

 

The combined application advances the objectives of the Spatial Development Framework (SDF), Inner City 

LAP, and Integrated Development Plan (IDP) by facilitating urban infill, supporting mixed-use activity, and 

promoting sustainable mobility patterns. The requested relaxation of parking is both policy-aligned and 

contextually appropriate, recognising the temporal separation of office and restaurant peak hours, the 

availability of on-street municipal parking, and the strong uptake of alternative transport modes such as walking, 

cycling, and ride-hailing. 

 

The site is well-suited for offices and restaurants, being centrally located, well-serviced, and accessible via 

major transport routes. The relaxation of parking ensures that development potential is not stifled by rigid 

application of parking ratios, allowing the site to contribute fully to local employment, economic diversity, and 

the vibrancy of the Florida Road precinct. 

 

Accordingly, the proposed rezoning to General Commercial together with the relaxation of parking for Portion 

8 and 9 of Erf 791 Durban, submitted under SECTION 28 Category 3 of the eThekwini Municipality: Planning 

and Land Use Management By-Law 2021, is considered appropriate and desirable. It should therefore be 

recommended for approval. 

 

 

 

 

 

 

 

 

 



 

ANNEXURE A 
Application Form  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

ANNEXURE B 
 Power of Attorney and CK Documents 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

ANNEXURE C 
Locality Map 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Annexure D  
(Title Deed and  S.G DIAGRAM) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



ANNEXURE E 
(Zoning Map and Zoning Extract) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



ANNEXURE �µ�) 
(C.O.R) 
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 ZONE: GENERAL COMMERCIAL   

SCHEME INTENTION: To provide, preserve, use land or buildings for:  
�‡���0�H�G�L�X�P���L�P�S�D�F�W���F�R�P�P�H�U�F�L�D�O���S�X�U�S�R�V�H�V�����$�F�F�R�P�P�R�G�D�W�L�R�Q���R�I���F�R�P�P�H�U�F�L�D�O���R�U���E�X�V�L�Q�H�V�V���D�F�W�L�Y�L�W�L�H�V���Z�L�W�K�L�Q���D���U�H�V�L�G�H�Q�W�L�D�O���D�U�H�D���Z�K�H�U�H���W�K�H���Fommercial 

activity provides a service to the residential community and is not detrimental to the residential amenity of the area. 
 
MAP COLOUR REFERENCE: Dark Blue                                                                               MAP REFERENCE:  

PRIMARY SPECIAL CONSENT PRECLUDED 

�x Action Sports Bar 
�x Arts and Crafts Workshop 
�x Car Wash 
�x *Flat 
�x Flea Market  
�x Garden Nursery 
�x Government/ Municipal  
�x Health & Beauty Clinic  
�x Health Studio  
�x Hotel  
�x Institution 
�x Motor Display Area 
�x Motor Workshop 
�x Museum 
�x Office 
�x Office �± Medical  
�x Pet Grooming Parlour 
�x Place of Public Entertainment 
�x Shop 
�x Restaurant/ Fast Food Outlet 
�x Sports and Recreation 
�x Veterinary Clinic 

�x Adult Premises  
�x Betting Depot  
�x �%�X�L�O�G�H�U�¶�V���<�D�U�G�� 
�x Crèche  
�x Display Area 
�x Educational Establishment 
�x Escort Agency  
�x Fuelling and Service Station 
�x Funeral Parlour  
�x Market 
�x Night Club 
�x Parkade 
�x Place of Public Worship 
�x Student Residence 
�x Special Building  

�‡ Telecommunication 
Infrastructure  

�x Any other use authorised in 
terms of Section 9.4 
 

 

�x All other uses not indicated in the Primary and Special Consent 
columns 

ADDITIONAL CONTROLS  

1. *A Flat shall not be permitted on the ground floor; provided that where, owing to the levels of the site, the ground floor is below the street 
level, the Municipality may permit any floors below street level to be used for the provision of residential accommodation.  

 
2. The development on Portion 3 of Erf 2074, Wentworth  situated on Anstey Road, Wentworth  (General Commercial Zone) shall be 
restricted to 

a. Height:  maximum 3 storeys. 
b. Floor Area Ratio:  maximum 1.0:1. 

 
3. Coverage:  The Municipality shall permit the coverage to exceed 50% where such excess is to be used solely for the parking of motor 

vehicles. 
4. �$���E�X�L�O�G�L�Q�J���O�L�Q�H���R�I���³���´���P�H�W�U�H�V���Z�L�O�O���E�H���D�S�S�O�L�F�D�E�O�H���W�R���W�K�H���G�H�Y�H�O�R�S�P�H�Q�W���R�I���3�R�U�W�L�R�Q�����������������������D�Q�G�����������D�O�O���R�I���(�U�I�������������'�X�U�E�D�Q������������584 Umbilo Road 

and 6 Tunmer Road) 
5. The development on Erf 11443 Durban and 11441 Durban shall have a FAR of 5.3 and unlimited coverage. 
6. In a Commercial zone residential use may be permitted at ground floor level where the design of a building is such that the residential use is 

not contiguous with the street. 
 

DEVELOPMENT PARAMETERS  

SPACE ABOUT BUILDINGS  
DWELLING 
UNITS PER 
HECTARE 

MINIMUM  
SUBDIVISION(

m2) 
HEIGHT  COVERAGE 

FLOOR  
AREA 
RATIO 

BUILDING 
LINE 

SIDE AND 
REAR SPACE 

 
N/A 

 
900 

 
N/A; 

 
 

50%; 
 

  

1.5 
 

3.0m 
 Nil 

 



�-�Q�E�K�I�V�]���k�����������%�M�V�F�Y�W�����1�E�\�E�V���8�I�G�L�R�S�P�S�K�M�I�W�����1�E�T���H�E�X�E���k�����������%�J�V�M�+�-�7�����4�X�]�
���0�X�H���������J�X��

���������*�P�S�V�M�H�E���6�H

�������������������������������3�0 ���������)�O�R�U�L�G�D���5�G�������* �R�R�J�O�H���0�D�S�V

�K�W�W�S�V�������Z�Z�Z���J�R�R�J�O�H���F�R�P���P�D�S�V���S�O�D�F�H���������� �)�O�R�U�L�G�D���5�G���� �: �L�Q�G�H�U�P�H�U�H���� �%�H�U�H�D���� �����������# �����������������������������������������������������P���G�D�W�D� �����P�������H�������E�������P�������P�������V���[���H�I�����������������I�E�����I�����[�D���������������I���I���������E�����P�������G���������������������������G���������������������������V�� ���)�J�� ���)�����V�K���O�Q���Y���"�H�Q�W�U�\� �W�W�X�	 �J�B�H�S� �(�J�R�\�0�' �,���0�' �,�\�1�6���Z�,�. �; �0�' �6�R�$�6�$�)�4�$�« ������
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