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

166 KE Masinga Road, Durban

APPLICATION NO: LUMS20251160003/CN

COMBINED APPLICATION IN TERMS OF THE ETHEKWINI MUNICIPALITY: PLANNING AND
LAND USE MANAGEMENT SECOND AMENDMENT BY-LAW, 2021 (NOTICE 95 OF 2021) AND
THE ETHEKWINI MUNICIPALITY USE SCHEME: CENTRAL SUB-SCHEME FOR ERF 949
DURBAN, SITUATED AT 102 FIFTH AVENUE.
PART A
THE REZONING FROM GENERAL RESIDENTIAL 2 TO SUBURBAN OFFICE ZONE.

PART B
RELAXATION OF THE FRONT BUILDING LINE (SOUTH) FROM 5M TO NIL, FRONT BUILDING
LINE (NORTH) FROM 5M TO NIL, SIDE SPACES (WEST) FROM 2M TO NIL AND (EAST) FROM
2M TO 1M.

PART C
PARKING RELAXATION FROM 11 BAYS TO 10 BAYS.

Date Application Advertised : 28 November 2025

Date Application Close s for objections: 28 December 2025

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

1. By hand to the Manager: Land Use Management (Central Planning Region), Land Use

Management Branch, Ground Floor, 166 KE Masinga Road, Durban, or by registered post to

P O Box 680, Durban, 4000, or by e-mail to Nkanyiso.Mzimela@durban.gov.za (Central

Regional Office Telephone No. 031 311 7077).

AND

2. The Applicant (address) :

Yavir Rowanlall

15 Zenith Drive,

Umhlanga Ridge,

4319

Tel. No. 071 560 5757

E-mail: yavirk.rowanlall@gmail.com

IMPORTANT:

Should you fail to lodge or forward objections to both parties by the said date, your objection will
be invalid.
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W AND Y CONSULTING (PTY) LTD 
THIRD RELEASE VERSION 

____________________________________________________________________________________________ 

W and Y Consulting  (Pty) Ltd  
15 Zenith Drive, Umhlanga Ridge, 4319  
Cell: 071 560 5757 
Email: yavirk.rowanlall@gmail.com  
____________________________________________________________________________________________ 

THE LAND DEVELOPMENT APPLICATION IS SUBMITTED IN TERMS OF THE ETHEKWINI MUNICIPALITY 
PLANNING AND LAND USE MANAGEMENT SECOND AMENDMENT BY-LAW 2021 (NOTICE 95 OF 
2021) FOR: COMBINED APPLICATION: REZONING APPLICATION FROM GENERAL RESIDENTIAL 2 TO 
SUBURBAN OFFICE AND RELAXATION OF THE FRONT BUILDING LINE FROM 5M TO NIL ALONG THE 
SOUTH BOUNDARY, FRONT BUILDING LINE FROM 5M TO NIL ALONG THE NORTH BOUNDARY AND 
SIDE SPACES FROM 2M TO NIL ALONG THE WEST BOUNDARY AND 2M TO 1M ALONG THE EAST 
BOUNDARY AND PARKING  RELAXATION FROM 11 TO 10 ON ERF 949, WINDERMERE SITUATED AT 102 
FIFTH AVENUE 

 

Prepared for:  

Ethekwini Municipality �² Central Region ,  
166 K. E. Masinga Road, Durban, 4001  
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the Front Building Line from 5m to Nil along the South Boundary, Front Building Line from 
5m to Nil along the North Boundary and Side Spaces from 2m to Nil along the West 
Boundary and from 2m to 1m along the East Boundary, and relaxed parking from 11 to 
10.  
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Document Title:  Combined Application 
 
Document Status:  Submission to applicable municipal departments for approval 
 
Author:    Y. K. Rowanlall  
 
Checked By:   T. Moodally (Registration Number: 24749701) 
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(All revisions made to this document must be listed in chronological order, with the most recent revision at the top.) 
 
Date   Issued By    Revision 
 
21/11/2025  W and Y Consulting (Pty) Ltd Third Release Version 
 
Reviewers: 
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If you receive an electronic copy of this document and you print it out, you should write your name on the front cover 
(for document control purpose). 
If you receive a hard copy of this document, please, write your name on the front cover  
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The land development application is submitted in terms of the eThekwini Municipality Planning 

and Land Use Management Second Amendment By-Law 2021 (Notice 95 of 2021) for:  

 

i.  

REZONING APPLICATION FROM GENERAL RESIDENTIAL 2 TO SUBURBAN OFFICE  ON 

ERF 949, WINDERMERE -SITUATED AT 102 FIFTH AVENUE 

 

 

 

ii.  

RELAXATION OF THE FRONT BUILDING LINE FROM 5M TO NIL ALONG THE SOUTH 

BOUNDARY, FRONT BUILDING LINE FROM 5M TO NIL ALONG THE NORTH BOUNDARY 

AND SIDE SPACES FROM 2M TO NIL ALONG THE WEST BOUNDARY  AND FROM 2M TO 

1M ALONG THE EAST BOUNDARY  

 

 

 

iii.  

RELAXATION OF PARKING BAYS FROM 11 TO 10.  

 

 

The purpose of the application seeks approval to rezone the subject property from "General 

Residential 2 �  ́to "Suburban office "  to allow for lawful development aligned with the commercial 

character of the surrounding area in Windermere. The proposal is intended to support the 

registered property owner in fully exercising development rights in accordance with the eThekwini 

Municipal By-Laws, the applicable Town Planning Scheme, and the National Building 

Regulations.  

 

The immediate plan is to utilize the site for offices by a security company, whilst maintaining 

flexibility for other offices, should there be a new tenant. The subject site is situated within a well-

established commercial and residential precinct of Windermere. The surrounding context is 
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predominantly made up of Limited Commercial, Suburban Offices and General Residential land 

uses, with a variety of small businesses, offices, and mixed-use developments. This ensures that 

all future development will be fully compliant with town planning and building regulations. Further, 

the �S�U�R�D�F�W�L�Y�H�� �D�S�S�U�R�D�F�K�� �U�H�I�O�H�F�W�V�� �W�K�H�� �S�U�R�S�H�U�W�\�� �R�Z�Q�H�U�¶�V�� �F�R�P�P�L�W�P�H�Q�W�� �W�R�� �R�U�G�H�U�O�\�� �D�Q�G�� �U�H�V�S�R�Q�V�L�E�O�H��

development. 

 

Although there are pockets of residential and informal uses within the broader area, the trend of 

land use transformation in the vicinity has been toward commercial activity. The subject site 

currently has a building which can be used as security offices, with adequate amount of parking 

and vehicular circulation.  

 

Zoned as "General Residential 2," the site is no longer consistent with the dominant land use 

trends within surrounding clusters. The existing zoning restricts its potential and limits investment 

opportunities. The proposed rezoning to "Suburban office" aims to correct this inconsistency by 

�D�O�L�J�Q�L�Q�J�� �W�K�H�� �V�L�W�H�¶�V�� �]�R�Q�L�Q�J�� �Z�L�W�K�� �V�X�U�U�R�X�Q�G�L�Q�J��pocket developments, thus unlocking its value and 

supporting future lawful commercial use. 

 

Security infrastructure will include a perimeter boundary wall and the presence of a full-time 

security guard operating seven days a week. These measures will ensure the safety and security 

of the premises and contribute to the security of the broader area.  

 

The proposed rezoning supports economic growth by encouraging appropriate land use 

intensification, business investment, and the efficient use of vacant urban land. It allows the site 

to contribute meaningfully to the local economy while supporting job creation and service 

provision. The Suburban office zoning offers a wide range of low-impact, community-friendly 

business opportunities that are consistent with municipal development goals. The site will not be 

used for restaurant or fast-food operations, only general offices. 

 

Architecturally and functionally, any new development will be designed to harmonize with the 

surrounding built environment. The site will maintain a scale and character in line with nearby 

developments, avoiding any negative impact on neighbouring properties. The proposed use will 

preserve the area's urban coherence and contribute positively to its evolving identity as a vibrant 

mixed-use precinct.  

The parking relaxation is required due to a 0.5 fraction.  
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Furthermore, the subject property is not located within a DMOSS (Durban Metropolitan Open 

Space System) area, meaning there are no environmental restrictions impeding the proposed 

rezoning. This application presents a logical and forward-looking solution that aligns with existing 

land use patterns, supports flexible commercial development, and enables the property owner to 

unlock the full potential of the site in accordance with local planning policies. 

 

�������3�5�2�3�(�5�7�<���,�1�)�2�5�0�$�7�,�2�1 
 
 

2.1. LOCAL AUTHORITY  
____________________________________________________________________________ 
LEGISLATIVE CONTEXT AND REGIONAL OVERVIEW  
The subject property is located within the jurisdiction of the eThekwini Municipality �± Central 
Region, and this rezoning application adheres to the legal procedures stipulated in the eThekwini 
Municipality Planning and Land Use Management Second Amendment By-Law, 2021 (Notice 95 
of 2021). The proposed land use change will follow the applicable processes outlined by the 
municipality to ensure full compliance with statutory requirements. 
 
 

 
(Figure 1: Scheme Boundaries) 
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PROVINCIAL CONTEXT: KWAZULU -NATAL  
The Province of KwaZulu-Natal, located in the southeast of South Africa, borders the Indian 
Ocean to the east and is adjacent to the Eastern Cape, Free State, and Mpumalanga provinces. 
It also shares international borders with Lesotho, Eswatini (Swaziland), and Mozambique. Despite 
being the third smallest province in terms of land area�² measuring 94,361 km²�² KwaZulu-Natal 
has a significant population of approximately 10,267,300 residents. 
The provincial capital is Pietermaritzburg, while Durban, the largest city, functions as the key 
economic and industrial hub. Other prominent urban centers include Richards Bay, Newcastle, 
Ladysmith, Port Shepstone, and Escourt. The province is renowned for its natural heritage assets, 
such as the uKhahlamba-Drakensberg Mountains, a UNESCO World Heritage Site. 
KwaZulu-�1�D�W�D�O�¶�V���W�H�U�U�D�L�Q�����Z�K�L�O�H���U�L�F�K���L�Q���H�Q�Y�L�U�R�Q�P�H�Q�W�D�O���I�H�D�W�X�U�H�V�����S�U�H�V�H�Q�W�V���W�R�S�R�J�U�D�S�K�L�F�D�O���F�R�Q�V�W�U�D�L�Q�W�V��
that influence development capacity in many regions. The province is administratively divided into 
one metropolitan municipality�² the eThekwini Metropolitan Municipality�² and 10 district 
municipalities, which are further subdivided into 50 local municipalities. 
 
 

 
 
 

(Figure 2: Provincial Context) 
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LOCAL CONTEXT: WINDERMERE AND FLORIDA ROAD  
Windermere, located within the Central region of eThekwini Municipality, is a historically 
residential suburb that has, over the years, experienced significant transformation. The area is 
now widely recognized as a dynamic and evolving urban node, where traditional residential 
properties have increasingly been adapted for commercial use. This transformation has been 
driven by growing demand for accessible business locations, proximity to key transport routes, 
and the area's cultural and social appeal. 
 
One of the most prominent corridors within Windermere is Florida Road, a well-known destination 
�W�K�D�W�� �K�D�V�� �E�H�F�R�P�H�� �V�\�Q�R�Q�\�P�R�X�V�� �Z�L�W�K�� �'�X�U�E�D�Q�¶�V�� �F�D�I�p�� �F�X�O�W�X�U�H���� �Q�L�J�K�W�O�L�I�H���� �E�R�X�W�L�T�X�H�� �U�H�W�D�L�O���� �D�Q�G�� �V�P�D�O�O��
business enterprises. Originally lined with single residential dwellings, Florida Road has 
undergone a distinct land use shift over the past two decades. Many of these residential properties 
have been rezoned and repurposed into commercial premises, including restaurants, offices, 
galleries, and guest houses. This change has contributed significantly to the economic vibrancy 
and urban character of the area. 
 
The transformation of Florida Road has had a broader catalytic effect on surrounding streets and 
precincts within Windermere. As commercial activity expanded, so too did the pressure to convert 
neighbouring residentially zoned properties to accommodate complementary business uses. This 
has led to the gradual erosion of purely residential zoning in Favor of mixed-use or Suburban 
office zoning, supporting a blend of functions such as professional services, retail, and hospitality. 
 
This shift has been largely supported by municipal planning policies that encourage the 
densification and diversification of urban land use, particularly in centrally located suburbs. The 
move toward commercial use is seen as a means of enhancing land use efficiency, promoting 
economic development, and revitalizing older urban areas. Windermere, with its established 
�L�Q�I�U�D�V�W�U�X�F�W�X�U�H�����D�F�F�H�V�V���W�R���S�X�E�O�L�F���W�U�D�Q�V�S�R�U�W�����D�Q�G���S�U�R�[�L�P�L�W�\���W�R���'�X�U�E�D�Q�¶�V���&�%�'�����L�V���L�G�H�D�O�O�\���S�R�V�L�W�L�R�Q�H�G���W�R��
support this kind of transformation. 
 
Moreover, the shift from residential to commercial land use in Windermere has generally occurred 
without significant negative impacts on the character or liveability of the area. Most conversions 
involve low-impact, street-oriented businesses that maintain the architectural integrity of the 
original buildings while introducing new economic functions. The result is a vibrant, walkable 
urban precinct that attracts both residents and visitors alike. 
 
Given this broader context, applications to rezone residential properties to Suburban office are 
both common and logical in the Windermere area. They reflect existing trends and respond to 
market demand while aligning with municipal goals of promoting integrated, mixed-use urban 
development. The subject property, located within this transitioning environment, is well-placed 
to contribute to and benefit from the continued evolution of Windermere as a leading commercial 
and lifestyle node within Durban. 
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STRATEGIC SIGNIFICANCE 
�7�K�L�V�� �U�H�]�R�Q�L�Q�J�� �G�L�U�H�F�W�O�\�� �D�O�L�J�Q�V�� �Z�L�W�K�� �H�7�K�H�N�Z�L�Q�L�� �0�X�Q�L�F�L�S�D�O�L�W�\�¶�V�� �V�S�D�W�L�D�O�� �S�O�D�Q�Q�L�Q�J�� �R�E�M�H�F�W�L�Y�H�V���� �Z�K�L�F�K��
prioritize the densification and diversification of urban land uses in well-located areas. The 
strategic location of the site offers excellent access to public transport, local amenities, and 
established infrastructure, making it highly suitable for small-scale commercial development. 
Supporting economic activity in such areas reduces the pressure on greenfield sites, promotes 
sustainable land use, and contributes �W�R�� �W�K�H�� �P�X�Q�L�F�L�S�D�O�L�W�\�¶�V�� �Y�L�V�L�R�Q�� �R�I�� �F�R�P�S�D�F�W���� �F�R�Q�Q�H�F�W�H�G���� �D�Q�G��
resilient urban environments. 
 
Furthermore, the rezoning enhances investment potential by formalizing a land use that is already 
prevalent in the area and widely supported by the surrounding commercial context. It provides 
legal certainty for the current and future use of the property and allows both the property owner 
and potential tenants to engage in lawful business operations. In doing so, the application 
supports local economic development, job creation, and the ongoing regeneration of a key inner-
city precinct. 
 
 

                                                                                     PROVINCIALL CONTEXT 
                                      �H�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�I 
                                                            Major Urban Node / CBD                                          
                                                               (Economic Core Area)                                            
                                      �J�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�K 
                                                                             �x  
                                                     Transit Corridor / Arterial Road 
                                                                             �z  
                                 �H�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�I 
                                                            Strategic Rezoning Area         
                                                        �:�� Suburban office Node         
                                                        �:���:�D�O�N�D�E�O�H���6�H�U�Y�L�F�H�V���	���-�R�E�V�������������� 
                                 �J�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�F�K 
                                                                            �x  
                                                            Secondary Feeder Routes 
                                                                            �z  
                                        �H�F�F�F�F�F�F�F�F�F�F�F�F�I�����������H�F�F�F�F�F�F�F�F�F�F�F�F�I 
                                                  Residential                       Residential 
                                                    Suburb A                         Suburb B   
                                        �J�F�F�F�F�F�F�F�F�F�F�F�F�K�����������J�F�F�F�F�F�F�F�F�F�F�F�F�K 
 

 
LOCAL CONTEXT 

 
(Figure 3 & 4: Diagram �± Strategic Significance) 

Existing Residential

�éBuffer zone
�éLandscaping

Transition Buffer

�éTrees 
�éSmall Parks
�éOpen Spaces

Suburban office

(Transition zone)

�éOffices
�éShops/ Restaurants
(Not for this 

application)

Road / Corridor

�éAcess to Roads or 
Transits

�éAccess to services
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2.2. PROPERTY DESCRIPTION 
____________________________________________________________________________ 
The subject property is on:  

�x Erf 949, Windermere situated at 102 Fifth Avenue.  
(Refer to Annexure A: Title Deed)  
 
As per the official eThekwini Municipality GIS Database 
 
PROPERTY DESCRIPTION DETAILS APPLICABLE  
Property Key 1138425 �9  
Farm Allocation A �9  
Region Code FU �9  
Farm Town Name Durban �9  
District Durban �9  
Suburb Windermere �9  
Erf 949 �9  
Portion Not applicable    X 
Property ID N0FU00850000094900000 �9  
Document Reference SV 112/74 �9  
Extent of Site 713.00 sqm �9  

 

2.3. OWNERSHIP 
____________________________________________________________________________ 
 

The property is registered by virtue, SG Diagram No. SV 112/74 

Title Deed Number: T23040/2011 

(Refer to Annexure A: Title Deed) (Refer to Annexure B: Power of Attorney/ Resolution Letter/ 

Company Registration Documents) (Refer to Annexure C: SG Diagram) 

 

The registered entity of the property is:  

Thundercreek  Investments (Registration Number: 2011/004364/07 ) 

pa@src-advisoryservices.com / 031 566 1540 

sr@src-advisoryservices.com / 083 797 6050  

 

Application has been submitted by Yavir Kaylin Rowanlall  and Thamesen Moodally  of W & Y 

Consulting (Pty) Ltd.  In terms of the Ethekwini Municipality: Planning and Land Use 

Management By-Law, 2016 Section 21 (5) the application was prepared and compiled by Mr. 

Thamesen Moodally  (Professional Registration: PAT24749701). 

yavirk.rowanlall@gmail.com / info@wyconsulting.co.za / 071 560 5757 
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2.4. LOCALITY  
____________________________________________________________________________ 
Within a 500M radius, the surrounding sites are dominated residential and commercial uses. The 

site is highly accessible through Fifth Avenue (Local Access Road). The following facilities are 

near the subject property:   

 

Transportation 

Routes:  

Residential  Landmarks  Commercial  

Fifth Avenue �± 

Entrance to subject 

site 

(immediate) 

Windermere Greyville Racecourse 

(150m away) 

Newlyn Group 

(25m away) 

Fourth Avenue �± Exit 

to subject site 

(immediate) 

Greyville  Clarence Primary School 

(100m away) 

Dukkah Restaurant 

and Bar 

(40m away) 

Montpelier Place 

(35m away) 

Morningside Florida Road Precinct  

(105m away) 

TKN Incorporated 

(60m away) 

Florida Road 
(40m away) 

Musgrave City View (Game City) 

Shopping Centre 

(170m away) 

Caltex Fuelling and 

Service Station 

(60m away) 

Sandile Thusi Road 
(100m away) �± Minor 
Arterial Route 

  Durban Tourism 

(110m away) 

Lilian Ngoyi Road 

(75m away) 

  Devan Moodley 

Incorporated 

(110m away) 

M4 Ruth First 

highway 

(500m away) �± 

Provincial Road 

  REMAX real estate 

(60m away) 

 
(Refer to Annexure D: Locality Plan) 
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The Figures below illustrate the locality and street images 
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2.5. EXISTING SERVICES 
____________________________________________________________________________ 

 

i. ELECTRICITY:  

�x The subject site is already served by the eThekwini Electricity Department, which relies 

on Eskom for more than 90% of its supply. The Electricity Supply By�æLaw (Durban 

�7�U�D�Q�V�L�W�L�R�Q�D�O���0�H�W�U�R�S�R�O�L�W�D�Q���&�R�X�Q�F�L�O�����V�W�L�S�X�O�D�W�H�V���L�Q���6�H�F�W�L�R�Q�×�����W�K�D�W���Q�R���Q�H�Z���H�O�H�F�W�U�L�F�D�O���L�Q�V�W�D�O�O�D�W�L�R�Q��

or connection may be made without the written authority of the municipal engineer. 

 

�x Since the site is already connected and no increase in supply category is proposed, the 

proposed Suburban office use will remain within existing capacity thresholds, avoiding any 

requirement for network upgrades. 

 

�x �&�X�U�U�H�Q�W�� �P�X�Q�L�F�L�S�D�O�� �U�H�F�R�U�G�V�� �L�Q�G�L�F�D�W�H�� �W�K�H�� �V�L�W�H�¶�V�� �H�O�H�F�W�U�L�F�D�O�� �X�V�D�J�H�� �D�O�L�J�Q�V�� �Z�L�W�K�� �D�Y�H�U�D�J�H��

small�æscale urban consumption, appropriate for security offices. As there are no plans for 

high�æload equipment, energy demands will remain low and comparable to, or even below 

those typical of residential usage, comfortably within current allocation limits. 

 

�x All electrical works will be performed by accredited electricians in accordance with the 

By�æ�/�D�Z�¶�V�� �G�H�I�L�Q�L�W�L�R�Q�� �R�I�� �³�D�F�F�U�H�G�L�W�H�G�� �S�H�U�V�R�Q�´�� �X�Q�G�H�U�� �6�H�F�W�L�R�Q�×���� �D�Q�G�� �W�K�H�� �U�H�T�X�L�U�H�P�H�Q�W�� �I�R�U�� �D��

Certificate of Compliance. This ensures that any modifications or repairs follow SANS 

0142 (Code of practice for wiring premises) and SANS 10142, the core regulatory 

standard for electrical installations. 

 

�x �$�V���U�H�T�X�L�U�H�G���E�\���6�H�F�W�L�R�Q�×�������R�I���W�K�H���%�\�æLaw, which addresses public safety and tampering, 

the electrical connection point will remain securely concealed and inaccessible to the 

public. The perimeter boundary and security guard provisions for the site will further 

safeguard all electrical infrastructure from interference or damage. 

 

�x Architectural plans for any future tenant will adhere to SANS 10400�æT (Electrical 

installations) and SANS 10400�æXA/XA (Energy usage and fenestration standards) 

ensuring safe, efficient, and compliant energy systems. Such compliance ensures 

responsible energy consumption and management, even when tenant use evolves. 
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�x Given that the electrical demand will remain within the scope of the existing municipal 

supply, no upgrades (new transformers, service cables, or metering categories) will be 

necessary. The By�æLaw grants the municipality authority to adjust metering or disconnect 

�X�Q�V�D�I�H���R�U���R�Y�H�U�O�R�D�G�H�G���L�Q�V�W�D�O�O�D�W�L�R�Q�V�����6�H�F�W�L�R�Q�×������, none of which will be triggered under the 

proposed zoning change. 

 

 

ii.  WATER:  

�x The subject property is located within a fully serviced urban area under the jurisdiction of 

the eThekwini Municipality Water and Sanitation Department. The site is already 

connected to the municipal water network, which is maintained and upgraded as part of 

the city's integrated infrastructure planning. The proposed rezoning from General 

Residential to Suburban office will not strain the existing supply, as the intended and future 

uses are of low demand and compatible with the water supply capacity in the area. 

 

�x The initial proposed use of the site as a security office requires minimal water 

consumption, primarily for hygiene and cleaning purposes. Future Suburban office tenants 

are also likely to be small-scale service providers or office users whose water use is far 

below that of high-density residential or industrial users. This low consumption profile is 

well within the allocation permitted under standard municipal water supply categories, and 

no new bulk infrastructure will be needed. 

 

�x The development will promote efficient and sustainable water use in line with the Water 

Services Act (Act 108 of 1997) and National Building Regulations SANS 10400 Part XA, 

which emphasize resource conservation. Any future building work or tenant fit-outs will 

incorporate water-saving fixtures such as low-flow taps and dual-flush toilets, reducing 

pressure on the municipal water supply and contributing to the city's water conservation 

objectives. 

 

�x Section 26 of the eThekwini Water By-Laws mandates that property owners must ensure 

that no contamination or misuse of municipal water occurs. The proposed development 

will not involve any hazardous materials, industrial processes, or activities that could 

jeopardize water quality. Routine inspections and the installation of compliant piping and 
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fixtures will ensure that the property remains in good standing with water quality and 

maintenance requirements. 

 

�x By transitioning to a lawful and compliant commercial use, the property creates the 

opportunity for formalized infrastructure upgrades (where necessary) through approved 

building plans. Any water connection alterations will go through the required approval 

process with eThekwini Water and Sanitation, ensuring transparent oversight. This 

formalization contributes to the orderly development of the area and reinforces municipal 

efforts to manage infrastructure proactively, with no adverse impact on surrounding users. 

 

 

iii.  STORMWATER AND DRAINAGE:   

�x The proposed rezoning from General Residential to Suburban Office will fully comply with 

�W�K�H�� �H�7�K�H�N�Z�L�Q�L�� �0�X�Q�L�F�L�S�D�O�L�W�\�¶�V�� �6�W�R�U�P�Z�D�W�H�U�� �0�D�Q�D�J�H�P�H�Q�W�� �%�\-Laws, which regulate the 

control and discharge of stormwater to protect public infrastructure and the environment. 

As stipulated in Section 4 of the By-Laws, no person may alter, obstruct, or divert the 

natural flow of stormwater without municipal approval. Any future development on the site 

will ensure that stormwater is directed appropriately into the municipal system, without 

impacting neighboring properties or public spaces.  

 

�x Given the low-impact nature of the proposed initial use, a security office and the 

anticipated small footprint of any structures, the site is not expected to generate a 

significant increase in surface runoff. Hard surfacing will be limited to essential areas such 

as driveways, walkways, and small building areas. Most of the sites will be designed to 

allow for natural infiltration or controlled discharge into the municipal stormwater system, 

in accordance with best management practices.  

 

�x Any future development will include a professionally designed drainage plan, ensuring the 

efficient capture and redirection of surface water. In line with Section 11 of the Stormwater 

By-Laws, the development will not permit any discharge that may pollute watercourses or 

damage municipal infrastructure. Roof water and surface runoffs will be managed through 

a combination of gutters, downpipes, soakaways, and legal stormwater connections, all 

approved through the building plan process. 
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�x The property is located within an area already serviced by municipal stormwater 

infrastructure. The proposed change in land use will not compromise the performance of 

existing drainage systems, nor will it pose a risk to adjacent properties. The drainage plan 

will ensure that stormwater is handled entirely on-site or discharged legally into municipal 

systems, thereby avoiding issues such as localized flooding, erosion, or overloading of 

public drains. 

 

�x Through proper stormwater and drainage planning, the development will support the 

�P�X�Q�L�F�L�S�D�O�L�W�\�¶�V���E�U�R�D�G�H�U���J�R�D�O�V���R�I���V�X�V�W�D�L�Q�D�E�O�H���X�U�E�D�Q���Z�D�W�H�U���P�D�Q�D�J�H�P�H�Q�W�����%�\���F�R�Q�W�D�L�Q�L�Q�J���D�Q�G��

legally discharging runoff, the site will avoid contributing to downstream flooding or 

infrastructure degradation. The rezoning and future development will thus not only comply 

with legal obligations but also demonstrate responsible urban land use that contributes 

�S�R�V�L�W�L�Y�H�O�\���W�R���W�K�H���F�L�W�\�¶�V���H�Q�Y�L�U�R�Q�P�H�Q�W�D�O���D�Q�G���L�Q�I�U�D�V�W�U�X�F�W�X�U�H���U�H�V�L�O�L�H�Q�F�H�� 

 

�x In addition to municipal by-laws, the project will adhere to SANS 10400-R: Stormwater 

Disposal, which requires that stormwater generated on-site be properly managed to 

prevent environmental harm and maintain public safety. The future submission of building 

plans will include detailed stormwater layouts, designed and certified by a registered 

professional. These systems will be constructed to municipal specifications and inspected 

before final approval. 

 

iv.  SEWER AND DRAINAGE:   

 

�x The proposed development will fully comply with the eThekwini Municipality: Sanitation 
Services By-Laws (Provincial Gazette No. 2178, 2015), particularly Section 17, which 
stipulates that all developments must connect to an approved municipal sewer system 
where available. Additionally, Section 18 prohibits the discharge of harmful or non-
domestic effluent without proper treatment or municipal consent. The intended land uses 
pose no risk of non-compliant discharges and will only involve domestic wastewater from 
toilets, handbasins, and general hygiene facilities 

 
�x Any building additions or internal plumbing alterations arising from future tenancy changes 

will be submitted through formal building plan applications, with drainage designs 
prepared and signed off by registered professionals. These designs will comply with SANS 
10400-P: Drainage, ensuring safe and efficient conveyance of wastewater from the point 
of generation to the municipal connection. All installations will meet the specifications of 
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the municipality and be subject to inspection by the Water and Sanitation Department prior 
to occupation.  

 

�x Given the small scale of the proposed land use and its continued reliance on existing 
sewer infrastructure, the development will not place undue pressure on the municipal 
sewer network. There is no requirement for upgrades, pump stations, or special treatment 
systems. The property owner will ensure that all sewer and drainage installations comply 
with both municipal by-laws and the Water Services Act (Act 108 of 1997), contributing to 
the safe, lawful, and sustainable operation of urban infrastructure. 

 
(Refer to Annexure E: Services Plan) 
 
 
 

2.6. ADJACENT LAND USES  
____________________________________________________________________________ 
The subject property is surrounded by the following land uses:  

- Residential buildings, Commercial uses of land, Home Businesses. 

 
 

2.7. EXISTING ZONING  
____________________________________________________________________________ 
The site is currently zoned as General Residential 2 . Within a 1km radius, commercial and 

residential land use is dominant as the vicinity is viewed as mixed use node. The surrounding 

zonings are as follows:  

 

�x General Residential 2 

�x Institutional 2 

�x Suburban office 

�x Fuelling and Service Station 

�x General Commercial 

�x Worship 

�x Education 

�x Special Residential 900 

 

(Refer to Annexure F: Zoning Plans) 
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2.7.1 Existing Land Use Rights:  
 
The existing zoning land use rights for �µ�*�H�Q�H�U�D�O���5�H�V�L�G�H�Q�W�L�D�O�����¶ are detailed below: 
 
 

LAND USE RESTRICTIONS 

GENERAL RESIDENTIAL 2  

Primary  �‡��Boarding House 
�‡��Chalet Development 
�‡��Dwelling House 
�‡��Flat* 
�‡��Hotel 
�‡��Multiple Unit Development 
�‡��Retirement Centre 

Special Consent  �‡ Agricultural Land 
�‡���&�U�q�F�K�H 
�‡���(�G�X�F�D�W�L�R�Q�D�O���(�V�W�D�E�O�L�V�K�P�H�Q�W 
�‡��Parkade 
�‡���3�O�D�F�H���R�I Public Worship 
�‡��Institution 
�‡��Laundry 
�‡��Reform School 
�‡��Special Building 
�‡��Student Residence 
�‡���7�H�O�H�F�R�P�P�X�Q�L�F�D�W�L�R�Q���,�Q�I�U�D�V�W�U�X�F�W�X�U�H 
�‡��Uses authorised in terms of Sub-Section 1.13 
�‡���8�V�H�V���D�X�W�K�R�U�L�V�H�G���L�Q���W�H�U�P�V���R�I���6�X�E-Section 9.4 

Min. Lot Size  900m² 
F.A.R. 1.20 
Coverage  50%  
Front Setback Line  7.5m 
Side Setback  3.0m 
Rear Setback  3.0m 
Height  Not Applicable 
Dwelling Units Per 
Hectare  

Not Applicable 

 
(Refer to Annexure G: General Residential 2 Extract)  
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2.7.2 Proposed Land Use Rights  
 
The proposed zoning land use rights for �µSuburban office �¶ are detailed below: 
 
 

LAND USE RESTRICTIONS 

SUBURBAN OFFICE  

Primary  �x Dwelling House  
�x Office (Proposed)  
�x Office �± Medical 
�x Restaurant / Fast Food Outlet 

Special Consent  �x Crèche  
�x Health & Beauty Clinic  
�x Special Building  
�x Place of Public Worship  
�x Telecommunication Infrastructure  
�x Veterinary Clinic  
�x Any other use authorized in terms of Section 9.4 

(Important Buildings and Objects) 
Min. Lot Size  900m² 
F.A.R. 0.8 
Coverage  50%  
Front Setback Line  5.0m (Relaxed to Nil) 
Side Setback  2.0m (Relaxed to Nil �± West Boundary)  

(Relaxed to 1m �± East Boundary) 
Rear Setback  N/a 
Height  2 storeys (Proposed Single Storey) 
Dwelling Units Per 
Hectare  

Not Applicable 

 
(Refer to Annexure H: Suburban Office Extract)  
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2.8. PROPOSED DENSITY PARAMETERS 
____________________________________________________________________________ 
The proposed density parameters are as follows: 
 
2.8.1 Coverage  
 

EXTENT 
OF SITE 

EXISTING 
COVERAGE  

PROPOSED 
COVERAGE 

TOTAL 
COVERAGE 

PERMITTED
COVERAGE  

COMPLIANCE 

 
713.00m² 

 
256.00m² 

 
29.00m² 

 
285.00m² 

(36%) 
 

 
356.50 m² 

(50%) 

 
YES 

 
 
2.8.2 Floor Area Ratio  
 

EXTENT 
OF SITE 

EXISTING 
F.A. R 

PROPOSED 
F.A. R 

TOTAL 
F.A.R  

PERMITTED 
F.A.R  

COMPLIANCE 

 
713.00m² 

 
200.00m² 
(Previous) 

 
210.00m² 
(Previous) 

 
210.00m² 

(0.29) 

 
570.40m² 

(0.8) 

 
YES 

 
 
2.8.3 Parking  
 

AS PER CENTRAL TOWN PLANNING SCHEME  8.2.2. OFFICES 

AREA 5 BAYS / 100 m² 
PFA 

ACTUAL PARKING 
BAYS  

COMPLIANCE 

 
 

Refer to Traffic 
Implications 

 
 
Refer to Traffic 
Implications 
 

 
 
Refer to Traffic 
Implications 
 

 

YES 

 
(Refer to Annexure I: Building Plans)  
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�������0�2�7�,�9�$�7�,�2�1�$�/���5�(�3�2�5�7 
 

3.1. BACKGROUND INFORMATION  
____________________________________________________________________________ 
 
The subject site is located within the vicinity of Windermere, which forms part of the broader Urban 
Precinct area. Windermere is classified as a suburban vicinity, comprising several surrounding 
mixed nodes.  
 
The property will be governed and managed by the registered property owner, thereby affording 
the registered owners the liberty to exercise their development rights. Such development activities 
remain subject to compliance with the applicable statutory frameworks, including the eThekwini 
Municipal By-Laws, the relevant Town Planning Scheme, and the National Building Regulations. 
 
The site itself is currently used as a security office and it benefits from direct access and exposure 
to two single road frontages, namely Fourth Avenue and Fifth Avenue.  
 
 

3.2. REZONING AND RELAXATION MOTIVATION 
____________________________________________________________________________ 
 
The proposed rezoning from General Residential  2 to Suburban office  is consistent with the 

evolving character of the Windermere area, where numerous residential properties have already 

been converted to commercial use. The subject site is near Florida Road, a recognized 

commercial corridor with a vibrant mix of shops, offices, and service-oriented businesses. 

Rezoning the property will bring it in line with the dominant land use pattern in the immediate 

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

 

�7�K�H�� �H�7�K�H�N�Z�L�Q�L�� �0�X�Q�L�F�L�S�D�O�L�W�\�¶�V�� �S�O�D�Q�Q�L�Q�J�� �S�R�O�L�F�L�H�V�� �V�X�S�S�R�U�W�� �W�K�H�� �L�Q�W�H�Q�V�L�I�L�F�D�W�L�R�Q�� �D�Q�G�� �G�L�Y�H�U�V�L�I�L�F�D�W�L�R�Q�� �R�I��

land use in areas well-�V�H�U�Y�H�G���E�\���L�Q�I�U�D�V�W�U�X�F�W�X�U�H���D�Q�G���S�X�E�O�L�F���D�P�H�Q�L�W�L�H�V�����7�K�H���V�X�E�M�H�F�W���V�L�W�H�¶�V���O�R�F�D�W�L�R�Q��

within an established urban node makes it an ideal candidate for Suburban office use, particularly 

given the demand for smaller, mixed-use or service-oriented premises. The rezoning aligns with 

the principles of sustainable urban development, efficient land use, and economic upliftment 

outlined in the Spatial Development Framework (SDF) and Integrated Development Plan (IDP). 

 

A key physical constraint of the site is its exposure to two road frontages, which imposes building 

line restrictions on two opposing boundaries. This significantly reduces the effective development 

of the property, especially under the current zoning regulations. Without the requested building 

line relaxation, the site cannot be optimally developed for commercial purposes, as required 
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parking, circulation, and functional internal layouts become impractical within the constrained 

footprint. 

 

The relaxation of building lines along one or both road frontages is essential to enable practical 

and economic use of the site. It is important to note that relaxation will not adversely affect 

neighboring properties or the streetscape, as the building design adheres to urban design 

guidelines and maintain appropriate scale, bulk, and articulation. Furthermore, the development 

will be subject to building plan approval, during which all service, safety, and design standards 

will be reviewed. The relaxation, therefore, poses no planning risk and instead unlocks the 

property's full development potential. 

 

Granting the rezoning and building line relaxation will allow for the lawful, efficient use of a 

strategically located site that is currently underutilized. The proposed changes will enhance the 

urban environment, contribute to economic activity in the area, and support the long-term vision 

for a functional, mixed-use urban precinct. The proposal is in the public interest, meets all relevant 

planning criteria, and provides a sound planning response to both the site-specific constraints and 

broader urban development objectives 

 

BEREA URBAN CORE EXTENSION  

According to the Berea Urban Core Extension Plan (2012) , �³�7�K�H���U�R�O�H���R�I���W�K�H���%�H�U�H�D���L�V���W�K�D�W���L�W���L�V���D��

multifunctional and diverse area forming the extension of the City Core; and therefore, possesses 

uses that perform a city-�Z�L�G�H���U�R�O�H�����Z�K�L�O�H���V�L�P�X�O�W�D�Q�H�R�X�V�O�\���S�H�U�I�R�U�P�L�Q�J���O�R�F�D�O���U�R�O�H���I�X�Q�F�W�L�R�Q���´ 

 

In line with this vision, the Berea serves a dual purpose, providing residential accommodation 

while offering economic opportunities. Florida Road and Fifth Avenue reflects this mixed-use 

character, accommodating a range of functions including offices, commercial activities, and social 

land uses. The surrounding properties are in similarly zoned or high-intensity zones, many of 

which feature building types comparable to what is proposed on the site. As such, the proposed 

development is consistent with existing spatial patterns and land-use compatibility. 

 

Furthermore, the Berea Urban Core Extension Plan (2012)  outlines the following guiding 

principles to achieve its vision: 

�x Well-contained, safe, and secure residential neighbourhoods 

�x A well-structured open space system 
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�x Well-structured, human-scale, mixed-use business clusters 

�x Supportive public transport services. 

 

The proposed development supports and implements these principles. It contributes to the 

creation of a walkable, integrated urban environment and leverages economies of scale to support 

non-motorised transport (NMT) and public transport efficiency. 

 

 

(Figures 5 and 6: Berea Urban Core Extension Areas) 
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ALIGNMENT WITH EXISTING AND EMERGING LAND USE PATTERNS  

�x Utilization of Existing Transport and Accessibility Networks. 

�x Reduction of Land Use Fragmentation and Spot Zoning Conflicts. 

�x Support for Incremental Densification and Mixed-Use Development. 

 

 

SUPPORT FOR STRATEGIC PLANNING OBJECTIVES  

�x Promotes compact, efficient urban growth by enabling appropriate infill development 

within an existing serviced urban area, reducing pressure on outlying greenfield sites. 

�x Supports local economic development by facilitating small-scale commercial activity that 

contributes to job creation and neighborhood revitalization. 

�x Aligns with the eThekwini Spatial Development Framework (SDF) by encouraging mixed-

use land use patterns and improving land use efficiency in established nodes. 

 

INFRASTRUCTURE INTEGRATION AND CAPITAL INVESTMENT  

�x The optimization of existing infrastructure is a key benefit of this rezoning, as the subject 

�S�U�R�S�H�U�W�\�� �L�V�� �D�O�U�H�D�G�\�� �F�R�Q�Q�H�F�W�H�G�� �W�R�� �H�7�K�H�N�Z�L�Q�L�¶�V�� �P�X�Q�L�F�L�S�D�O�� �Q�H�W�Z�R�U�N�V�� �I�R�U�� �Z�D�W�H�U���� �V�H�Z�H�U����

electricity, and stormwater. This eliminates the need for new capital investment and allows 

development to proceed using established infrastructure systems. 

�x All future construction will ensure full compliance with municipal service standards, 

including formal building plan approvals and adherence to the technical requirements for 

service connections. This guarantees that the development integrates responsibly with 

existing infrastructure without placing additional strain on municipal networks. 

�x The rezoning supports cost-effective and infrastructure-led development by encouraging 

infill growth within a fully serviced urban area. This approach maximizes the return on 

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

compact, efficient urban expansion as set out in the Spatial Development Framework. 

 

EFFICIENT AND PURPOSE-DRIVEN DESIGN 

�x The proposed development will follow a functional layout that maximizes usable space 

within the constraints of the site, ensuring optimal land use without overdevelopment. 
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�x Design considerations will prioritize simplicity, cost-efficiency, and adaptability, allowing 

the structure to meet current operational needs while accommodating potential future 

tenants. 

�x Building form and materials will be selected to balance practicality with visual cohesion, 

aligning with surrounding developments and supporting long-term durability and low 

maintenance. 

�x A well-planned and efficient design reduces operational costs, improves user experience, 

and contributes to lower vacancy rates and long-term sustainability. 

�x By prioritizing a balanced relationship between built form and open space, the 

development will meet both functional and aesthetic requirements, enhancing market 

appeal and ease of maintenance. 

 

WALKABILITY AND ACCESSIBILITY TO AMENITIES  

�x The site is located near residential clusters, promoting walkability and offering 

opportunities for local employment within a reasonable travel distance. 

�x The site is within comfortable walking distance of key local amenities including shops, 

cafés, schools, medical services, and public transport routes, making it highly accessible 

for employees, clients, and visitors. 

�x Its proximity to Florida Road and surrounding commercial nodes encourages pedestrian 

movement and supports a walkable urban environment that reduces reliance on private 

vehicles. 

�x �7�K�H�� �D�U�H�D�¶�V�� �H�[�L�V�W�L�Q�J�� �V�L�G�H�Z�D�O�N�� �L�Q�I�U�D�V�W�U�X�F�W�X�U�H���� �S�H�G�H�V�W�U�L�D�Q�� �F�U�R�V�V�L�Q�J�V���� �D�Q�G�� �O�L�J�K�W�L�Q�J�� �H�Q�K�D�Q�F�H��

�V�D�I�H�W�\���D�Q�G���P�R�E�L�O�L�W�\�����I�X�U�W�K�H�U���U�H�L�Q�I�R�U�F�L�Q�J���W�K�H���V�L�W�H�¶�V���V�X�L�W�D�E�L�O�L�W�\���I�R�U���F�R�P�P�H�U�F�L�D�O���X�V�H���L�Q���D���K�X�P�D�Q-

scaled setting. 
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3.3. NEED FOR A SUBURBAN OFFICE  SITE   

 

GLOBAL BEST PRACTICE: LIVE �±WORK�±PLAY ENVIRONMENT 

�x Inspired by international urban development trends, the proposed redevelopment seeks 
to create a precinct where individuals can live, work, and play in a well-integrated and 
secure environment. 

�x The emphasis is on maximizing land use efficiency in key congregation areas, while 
offering a safe and convenient urban experience that supports a balanced lifestyle and 
enhances land value and investment potential 

 

REDEVELOPMENT POTENTIAL FOR A MULTI -FUNCTIONAL URBAN PRECINCT  

�x The site contributes to the transformation of the Windermere area into a multi-functional, 
vibrant precinct by aligning with the growing demand for integrated commercial areas 
that incorporate: 

o Employment opportunities 
o Retail and support services 
o Access to public transport 
o Potential future residential and recreational uses 

 

INFILL DEVELOPMENT AND URBAN SUSTAINABILITY  

�x The proposal qualifies as a form of infill development, which repurposes underutilized 
land within the existing urban fabric to achieve: 

o Higher resource efficiency 
o Reduced pressure on greenfield sites 
o Enhanced urban vitality and community resilience 

 
�x This supports the revitalization of the Windermere suburb in a manner that is both 

�H�Q�Y�L�U�R�Q�P�H�Q�W�D�O�O�\���D�Q�G���V�R�F�L�D�O�O�\���V�X�V�W�D�L�Q�D�E�O�H�����L�Q���O�L�Q�H���Z�L�W�K���W�K�H���H�7�K�H�N�Z�L�Q�L���0�X�Q�L�F�L�S�D�O�L�W�\�¶�V���V�S�D�W�L�D�O��
transformation agenda and the principles of SPLUMA. 

 

CULTURAL DIVERSITY AND PRESERVATION:  

�x The development promotes the celebration and preservation of indigenous South African 

cultures. Cultural programs and activities, often involving community members will not 

only strengthen social cohesion but also contribute to the local economy. By showcasing 
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these cultural assets to both domestic and international audiences, the development can 

generate additional revenue for the local municipality and enhance cultural tourism. 

 

3.4. DESIRABILITY FOR  SUBURBAN OFFICE  SITE   

 

The desirability of the site for suburban office use can be highlighted through the following key 

aspects: 

 

�x Low-Impact Land Use: Security offices are quiet, low-footprint operations that integrate 

well into mixed-use and commercial environments without disrupting surrounding 

activities. 

�x Complementary to Surrounding Businesses: Security services provide direct support to 

nearby commercial and residential properties, enhancing safety and appeal for the 

broader area. 

�x Minimal Infrastructure Demand: Security offices require only basic municipal services 

(electricity, water, and communications), making them cost-effective and easy to 

accommodate. 

�x �*�R�R�G�� �$�F�F�H�V�V�L�E�L�O�L�W�\�� �I�R�U�� �6�W�D�I�I�� �D�Q�G�� �&�O�L�H�Q�W�V���� �7�K�H�� �V�L�W�H�¶�V�� �O�R�F�D�W�L�R�Q�� �Q�H�D�U�� �S�X�E�O�L�F�� �W�U�D�Q�V�S�R�U�W�� �U�R�X�W�H�V��

and major roads makes it convenient for staff rotations, client meetings, and rapid 

response operations. 

�x Enhanced On-Site Safety: Hosting a security office on-site contributes to passive 

surveillance and reduces the risk of crime or vandalism in the immediate area. 

�x Adaptability for Future Use: The modest building footprint and internal layout of a security 

office make it easy to adapt or repurpose in future for other Suburban office uses, adding 

long-term flexibility. 
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3.5. LEGISLATIVE  

____________________________________________________________________________ 
 
NATIONAL DEVELOPMENT PLAN: VISION 2030  
 
�&�K�D�S�W�H�U�� ���� �R�I�� �W�K�H�� �1�'�3���� ���������� �I�R�F�X�V�H�V�� �R�Q�� �³�7�U�D�Q�V�I�R�U�P�L�Q�J�� �+�X�P�D�Q�� �6�H�W�W�O�H�P�H�Q�W�V�´�� �D�Q�G�� �S�U�R�Y�L�G�H�V�� �I�L�Y�H��

pivotal overarching principles for spatial planning that should guide: 

(Bold printed points are relevant to the application)  

 

�9 Accommodating social diversity within the built environment.  

�9 Creating denser settlements without raising the cost of land and housing for the poor. 

�9 Integrating rural and urban areas. 

�9 Integrating transportation systems and land use.  

�9 Broadening the economic base of towns and cities through supply of reliable 

infrastructure, suitable land and property, connectivity, skills and logistics.  

�9 Building community involvement and partnerships.  

�9 Generally supporting the development of vibrant, diverse, safe green and valued 

places.  

 

�$�S�S�O�L�F�D�Q�W�¶�V���P�R�W�L�Y�D�W�L�R�Q�����,�Q���D�L�P�L�Q�J���W�R���D�G�G�U�H�V�V���W�K�H���D�E�R�Y�H-mentioned points, the key aspect is to 

provide a suburban office site that will benefit the economy and community. 

 
ETHEKWINI CITY DENSIFICATION STRATEGY (2013)  
 
One of the main goals that the eThekwini Municipality has set out to achieve is the ability to 

promote a compact city. They strive towards to ensuring that people live, work, study and relax, 

within proximity �W�R���H�D�F�K���R�W�K�H�U���L���H�����E�H�L�Q�J���D�E�O�H���W�R���D�F�K�L�H�Y�H���P�D�[�L�P�X�P���X�V�D�J�H���R�I���W�K�H���&�L�W�\�¶�V���S�U�R�Y�L�V�L�R�Q��

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

density.   

 

According to the eThekwini City Density Strategy (2013) some of the objectives which the City 

aims to achieve is the following:  

�x To minimize the City Footprint.  

�x To maintain an efficient intensity of land uses.  

�x To provide a population threshold for a viable public system.  

�x To provide a variety of urban form for the design of the city to suit different market sectors.  
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By the approval of the proposed rezoning and relaxation of building lines, the city will be able to 

�J�D�L�Q�� �P�R�P�H�Q�W�X�P�� �L�Q�� �U�H�D�F�K�L�Q�J�� �W�K�H�� �&�L�W�\�¶�V���2�E�M�H�F�W�L�Y�H�V�� �Z�K�L�F�K�� �D�U�H�� �D�V�� �S�H�U�� �W�K�H�� �H�7�K�H�N�Z�L�Q�L�� �&�L�W�\�� �'�H�Q�V�L�W�\��

Strategy (2013):  

�x Necessary scale of economy can be met.  

�x Efficient land uses in a well-situated location.  

�x Higher threshold for social and economic facilities.  

�x A safer and more robust neighbourhood can be achieved.  

�x The necessary threshold for the use and design for good safe public transportation 

systems.  

�x Higher revenue generation for the city in the form of rates and municipal charges on 

utilities. 

 

SPLUMA PRINCIPLES  �$�3�3�/�,�&�$�1�7�¶�6���0�2�7�,�9�$�7�,�2�1 

Spatial sustainability:  
 

�x Upholds the consistency of land use 
measures in accordance with 
environmental instruments.  

The site has no DMOSS, which indicates the 

proposed development on the subject site will 

have no hindrance on the surrounding 

environment. There are no forms of extensive 

excavation or removal of plant and tree life 

within the boundaries of the site. Walkable 

neighbourhoods, for example reduce the need 

to travel and limit greenhouse gas emissions. 

In terms of this principle, a clear strategy for 

densification of cities through land use 

planning is adhered to. 

Efficiency:  
 
�x Land development optimizing the use of 

existing resources and infrastructure. 
�x Minimizing negative financial, social, 

economic or environmental impacts. 
�x Integrated and compact cities. 
�x Legibility of cities and neighbourhoods. 
�x Financial stability and bankable city. 
�x Fast tracking planning land development 

processes.  
 

The site is fully serviced in terms of water, 
electricity, sewage and waste removal. 
However, allocation of resources becomes 
limited due to the economic shocks driven by 
the rising occurrence of Natural Disasters. 
Electricity is restricted due to load shedding 
and water shortages due to main municipal 
lines blockages and flooding. 
Therefore, design measures are taken into 
consideration to prepare for the unanticipated 
service restrictions implemented or 
unforeseen by the Ethekwini Municipality.  
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There is no need to install any new forms of 
municipal services to the site as the existing 
services are satisfactory to the registered 
owner. Cooking stoves for kitchens and 
refrigerators will be that of a residential 
capacity and NOT industrial. The site will 
remain residential in character and not affect 
the physical appearance of the vicinity. 
 

Spatial Resilience:  
 

�x Whereby flexibility in spatial plans, 
policies and land use management 
systems are accommodated to ensure 
the sustainability livelihoods of 
communities most likely to suffer the 
impacts of economic and environmental 
shocks.  

 

A Town Planning scheme is a form of a land 

use management systems which is used 

administer building controls. The proposal is 

not catalytic which allows the registered 

property owner to exercise their right to 

develop the subject property to full capacity. 

Spatial Justice:  
 

�x The Land Use Scheme which allows 
flexible procedures.  

�x The proposal assists in addressing 
imbalances, exclusions and backlogs. 

�x The proposal ensues the appropriate 
utilisation of underutilised parcel of land. 

�x Spatial Integration is ensured, as the 
application site forms part of the larger 
existing corridor and node.  

�x The proposal will result in job 
opportunities and growth of businesses.  

 

The applicant is allowed to apply for a 

rezoning and relaxation due to the site size. 

Unfair allocation of public resources between 

areas must be reversed and the confining of 

groups to limited space must be abandoned. 

The proposed rezoning is convenient as it 

enables the community to become closely 

knitted. 

Good Administration: 

 

�x The Land Use Scheme which allows 

flexible procedures. 

The approval of the application will allow the 

availability to improve the economy which will 

set precedence. 

.  
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3. 6. TOPOGRAPHY AND PHYSICAL CHARACTERISTICS OF THE SITE  
____________________________________________________________________________ 
The subject property is situated on level ground with no significant slope or topographical 

challenges, which facilitates ease of construction, site accessibility, and efficient drainage. The 

even terrain allows for straightforward service installations, cost-effective development, and 

minimal earthworks. The absence of any natural depressions or elevation changes also reduces 

the risk of stormwater pooling or erosion, contributing to the long-term sustainability and 

functionality of the site. 

 

Ongoing maintenance of the property will be a priority, ensuring a clean, well-managed 

environment that supports both aesthetic appeal and safety. As part of the development proposal, 

25% or less of the site will be dedicated to landscaping, incorporating soft landscaping elements 

such as grassed areas, shrubs, and low-maintenance indigenous plants. This not only enhances 

the visual character of the property but also supports stormwater infiltration and heat reduction, 

aligning with urban greening principle�V���D�Q�G���W�K�H���H�7�K�H�N�Z�L�Q�L���0�X�Q�L�F�L�S�D�O�L�W�\�¶�V���O�D�Q�G�V�F�D�S�H���U�H�T�X�L�U�H�P�H�Q�W�V�� 

The soil conditions are normal as this area is not known for dolomitic soil types which can cause 

sinkholes. 

 

3. 7. TRAFFIC IMPLICATIONS   
____________________________________________________________________________ 
 

SCALE AND CONTEXT OF THE PROPOSED SUBURBAN OFFICE  ZONE 

The proposed development is situated on a site measuring approximately 713.00 m², with the 

intended land use falling within the parameters of a small to medium -scale offices  category  

for use by a security company as offices . This is considered general offices. The property will 

not accommodate any fast food/ restaurant activities. 

 

As per the ETA Manual for Traffic Impact Assessments and Site Traffic Assessment, Traffic 
Impact Assessment (TIA) shall be required for developments that generate more than 11 vehicle 
trips. The scale of development is unlikely to have a significant impact on the existing traffic 
network and therefore will not contribute to congestions and delays of traffic in the area. The area 
does not contain high traffic volumes during peak times. 
 

LOGISTICS AND ACCESS:  

�x The site entrance point is from Fifth Avenue - existing as per the previous approved plans. 

�x The site exit point is from Fourth Avenue - existing as per the previous approved plans. 

�x All vehicles to enter and exit the site in forward gear.  



COMBINED APPLICATION (CENTRAL REGION) ERF 949, WINDERMERE  

 

32 | P a g e 
 

 

 

 

(Figure 7: Site Plan �± For ETA) 
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As per the Town Planning Scheme, Section 8.2.2. Offices, 5 bays / per 100m² PFA is required.  

 

The table below indicates the number of parking bays required for the total PFA 

 

CONSIDERED 
PFA 

AREA EXCLUDED FROM 
PFA 

AREA TOTAL 
PFA  

REQUIRED 
PARKING 

BAYS  

PROVIDED 
PARKING 

BAYS 

 
Main Building  

 
Office 1 
Office 2 
Office 3 
Office 4 
Office 5 
Office 6 
Printer Room 
Board Room 
Reception 
Kitchen 
Water Closet 
Water Closet 2 
Water Closet 3 
Passage 1 
Passage 2 
 
Outbuilding  

 
Office 7 
Office 8 
Kitchen 
Storage 
Passage 
Water Closet 4 
(Ablutions) 
 

 
 
 

8.00m² 
16.00m² 
10.00m² 
17.00m² 
24.00m² 

7.00m² 
5.00m² 

17.00m² 
9.00m² 
5.00m² 
3.00m² 
4.00m² 
4.00m² 

13.00m² 
3.00m² 

 
 

 
18.00m² 
26.00m² 

4.00m² 
5.00m² 
5.00m² 
7.00m² 

 
 

 
 
 

Verandah 1 
Verandah 2 
 
 
 
 
 
 
 
 
 
 
 
 

 

Service 
Installations room  

 
 
 

3.00m² 
11.00m² 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

22.00m² 

 

 
 

 
Calculation 

 
210.00m² /  
100.00 m² 

= 2.10 
 

Ratio  
2.10 x 5 

 
= 10.50  

 
 

 
TOTAL 

 
210.00m² 

  
36.00m² 

 
210.00m² 

 
11 parking 

bays 
required 

 
10 parking 

bays 
provided 

 
 

(Refer to Point 3.8of the report:  Parking Motivation) 

 

Should there be any future amendments to the development, such as expansion of the storage 

or office areas, or changes in land use, building plans will be submitted and circulated to the 

eThekwini Traffic Authority for comment and approval. 
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As per the Ethekwini Municipality Sub- Central Scheme,  

Section 4. Schedule of guiding rules for off-street parking facilities  

 

PARKING 

ANGLE 

BAY WIDTH AISLE 

WIDTH 

PERPENDICULAR DEPTH 

OF BAYS 

PARALLEL 

WIDTH OF 

BAYS NO 

OVERHANG 

KERB 

OVERHANG 

TWO-WAY TRAFFIC 

90º 

 

2,4  

2,5  

2,6  

2,7  

2,8  

2,9  

3,0 

7,1  

6,7  

6,4  

6,1  

5,8  

5,6  

5,5 

 

 

 

 

 

 

4.9 

 

 

 

 

 

 

4.4 

2,4  

2,5  

2,6  

2,7  

2,8  

2,9  

3,0 

ONE-WAY TRAFFIC 

 

 

 

 

 

 

0º 

2,4  

2,5  

2,6  

2,7  

2,8  

2,9  

3,0 

6,7  

6,3  

5,9  

5,5  

5,1  

4,7  

4,3 

 

 

 

 

 

 

4.9 

 

 

 

 

 

 

4.4 

2,4  

2,5  

2,6  

2,7  

2,8  

2,9  

3,0 

 

 

 

 

 

 

80º 

2,4  

2,5  

2,6  

2,7  

2,8  

2,9 

3,0 

5,9  

5,5  

5,1  

4,7  

4,3  

3,9  

3,5 

 

 

 

 

 

 

5.3 

 

 

 

 

 

 

4.7 

2,44  

2,54  

2,64  

2,74  

2,84  

2,94  

3,05 

 

 

 

2,4  

2,5  

2,6  

4,5  

4,1  

3,7  

 

 

 

 

 

 

2,55  

2,66  

2,77  
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70º 

(Applicable)  

2,7  

2,8  

2,9  

3,0 

3,2  

3,0  

3,0  

3,0 

 

 

 

5.4 

 

 

 

4.8 

2,88  

2,98  

3,09  

3,19 

 

 

 

 

 

 

60º 

2,4  

2,5  

2,6  

2,7  

2,8  

2,9  

3,0 

3,4  

3,2  

3,0  

3,0  

3,0  

3,0  

3,0 

 

 

 

 

 

 

5.5 

 

 

 

 

 

 

4.8 

2,77  

2,89  

3,00  

3,12  

3,23  

3,35  

3,46 

 

 

 

 

 

 

50º 

2,4  

2,5  

2,6  

2,7  

2,8  

2,9  

3,0 

3,0  

3,0  

3,0  

3,0  

3,0  

3,0  

3,0 

 

 

 

 

 

 

5.3 

 

 

 

 

 

 

4.7 

3,13  

3,26  

3,39  

3,53  

3,66  

3,79  

3,92 

 

 

 

 

 

 

45º 

2,4  

2,5  

2,6  

2,7  

2,8  

2,9  

3,0 

3,0  

3,0  

3,0  

3,0  

3,0  

3,0  

3,0 

 

 

 

 

 

 

5.2 

 

 

 

 

 

 

4.6 

3,39  

3,54  

3,58  

3,82  

3,96  

4,10  

4,24 
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3. 8. PARKING MOTIVATION  
____________________________________________________________________________ 
 
As per Section 8.1. 3 of the Scheme, 
 
�³The Head: Development Planning, Environment and Management and the Head: eThekwini 
Transport Authority may relax ANY parking bay requirements provided that the developer has 
demonstrated technically to the satisfaction of Head: Development Planning, Environment and 
Management and the Head: eThekwini Transport Authority any request for the relaxation of 
parking.�  ́
 
The proposed use of the site will not generate any additional traffic, which will change the status 
of the roads or result in congestion.  
 
As per the parking requirement calculation: 
 
210.00m² / 100.00 m² = 2.10 
 
Ratio  
2.10 x 5 
 
= 10.50 parking bays required  
 
From the above calculation, a 0.5 fraction is the only reason why the applicant requests a 
relaxation (less than 10%) reduction.  
 
While the general parking standard may apply a ratio based on gross floor area or zoning 
requirements, this site-specific calculation reflects a realistic and context-sensitive interpretation 
of actual usage. The limited footprint of the office ensures low occupancy levels and 
correspondingly low parking demand. 
 
A security company requires most of its staff to be field based and are permanently stationed at 
�F�O�L�H�Q�W�V�¶���V�L�W�H�V. Visitor traffic is minimal and sporadic, with the bulk of operations involving remote 
monitoring, administrative tasks, and mobile patrols. As such, the ten bays provided are sufficient 
to accommodate on-site staff and occasional visitors. 
 
The property is situated in a highly accessible urban area, within walking distance of major public 
transport routes, including minibus taxis and municipal bus services. This significantly reduces 
reliance on private vehicles for both staff and clients. Furthermore, the surrounding road network 
provides legal on-street parking opportunities, which help absorb any short-term overflow without 
negatively affecting local traffic or pedestrian flow. 
 
The Suburban office zoning allows for a broader mix of land uses, many of which have flexible 
parking demands that do not always align with rigid numerical formulas. Applying a blanket 
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requirement without regard to actual floor area, employee count, or operational characteristics 
would result in unnecessary land coverage, paving, and underutilized parking infrastructure.  
 
It is important to note that the 10 parking bays provided are designed to meet municipal standards 
in terms of size, access, and manoeuvrability. These include designated staff and visitor spaces, 
and sufficient turning areas to allow for safe ingress and egress. The layout also ensures that 
emergency vehicle access is not compromised, and that internal circulation is managed in 
accordance with the National Building Regulations (SANS 10400-T). 
 
In conclusion, the requested parking provided is both reasonable and supported by the actual 
operational needs of the development. It is consistent with the principles of contextual planning, 
efficient land use, and sustainable urban design. The proposal will not negatively affect 
neighbouring properties, the street environment, or traffic conditions, and should therefore be 
supported as part of the broader rezoning and development application. 
 
 
3. 9. NOISE IMPLICATIONS 
____________________________________________________________________________ 
�,�Q���F�R�P�S�O�L�D�Q�F�H���Z�L�W�K���W�K�H���H�7�K�H�N�Z�L�Q�L���0�X�Q�L�F�L�S�D�O�L�W�\�¶�V���(�Q�Y�L�U�R�Q�P�H�Q�W�D�O���+�H�D�O�W�K���%�\-Laws, particularly 

provisions relating to noise nuisance and control (as guided by SANS 10103), the property 

owner will ensure that any noise-generating equipment, such as air conditioning units or backup 

generators (if installed), are acoustically enclosed and appropriately located to minimize impact 

on surrounding properties. Furthermore, any future building works will be subject to standard 

construction hours and noise management measures under the National Building Regulations 

and Building Standards Act. 

 

Given the nature of the proposed and potential land uses, no significant noise impact is 

anticipated on adjacent properties, which are already within a mixed-use and commercially 

active environment. The layout and building orientation will be designed to buffer any minor 

operational sounds and should the use of the property evolve over time, the municipality will 

retain oversight through land use controls and business license requirements to ensure ongoing 

compliance with noise management standards. 
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3. 10. ENVIRONMENTAL IMPLICATIONS  
____________________________________________________________________________ 
The proposed rezoning from General Residential to Suburban office presents minimal 

environmental impact, given that the site is located within a fully urbanized context with no 

environmentally sensitive features. The property is not affected by the Durban Metropolitan Open 

Space System (DMOSS), and no natural vegetation, watercourses, or conservation areas are 

present on or adjacent to the site. As such, no environmental clearance or specialist ecological 

studies are required under the National Environmental Management Act (NEMA). 

 

The development will support urban consolidation, which helps reduce the need for outward 

expansion into rural or environmentally sensitive areas. By intensifying use within the existing 

urban footprint, the proposal aligns with sustainable land use practices, including reduced carbon 

emissions associated with long-distance commuting and sprawl. This consolidation is supported 

by the principles of the Integrated Urban Development Framework (IUDF) and local green growth 

policies. 

 

The development will include onsite waste management measures, such as designated refuse 

storage areas and recycling bins, ensuring proper separation of waste streams. These facilities 

will be designed in accordance with the eThekwini Waste Management By-Laws and serviced 

regularly by the municipal waste collection system. This contributes to reducing the volume of 

unmanaged waste and encourages responsible disposal practices among future tenants. 

 

The property will also incorporate soft landscaping features using indigenous, drought-resistant 

plant species that require minimal irrigation and maintenance. This approach supports 

biodiversity, reduces the urban heat island effect, and improves site permeability, contributing 

positively to microclimate and environmental quality without the need for excessive resource 

input. Lastly, no hazardous activities or emissions will be associated with the proposed or 

anticipated land uses under the Suburban office zone. This ensures that the site will not contribute 

to air, soil, or water pollution. The development will remain subject to the applicable environmental 

health and safety standards enforced by the municipality, with regular compliance checks during 

and after construction. 
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The rezoning application and relaxation are recommended for approval based on the following 
reasons: 
 

1) Consistent with Surrounding Land Use:  The rezoning aligns with the existing Suburban 
office zoning in the precinct, promoting land use compatibility and a cohesive urban fabric. 

2) Supports Strategic Municipal Policies:  The proposal advances key objectives of the 
eThekwini Spatial Development Framework (SDF) by encouraging infill development, 
economic diversification, and efficient land use. 

3) Enhances Local Economic Potential:  The rezoning facilitates small-scale commercial 
uses such as security offices, contributing to job creation and service provision within the 
area. 

4) Optimizes Use of a Fully Serviced Urban Site:  The property is well-serviced by 
municipal infrastructure, allowing cost-effective development without requiring costly 
upgrades. 

5) Low -Impact, Compatible Use:  Security office operations are non-disruptive, fitting well 
within the commercial context without generating adverse effects. 

6) Building Line Relaxation Is Necessary Due to Site Constraints:  �7�K�H���S�U�R�S�H�U�W�\�¶�V���G�X�D�O��
road frontages impose restrictive building lines on two boundaries, limiting developable 
area and practical use of the site. 

7) Relaxation Maintains Urban Design Integrity:  The requested building line relaxation will 
enable efficient site layout while preserving streetscape character, sightlines, and 
pedestrian safety. 

8) No Negative Impact on Adjacent Properties:  The relaxation will not result in loss of 
privacy, overshadowing, or any other detriment to neighbouring landowners or public 
space. 

9) Supports Pedestrian Connectivity and Access:  �7�K�H���V�L�W�H�¶�V���O�R�F�D�W�L�R�Q���Q�H�D�U���S�X�E�O�L�F���W�U�D�Q�V�S�R�U�W��
and amenities encourages walkability, reducing vehicle dependency and supporting 
sustainable urban mobility. 

10) Sustainable and Adaptable Development:  The proposal includes landscaping, 
responsible stormwater and sewer management, and adaptable design features that align 
with municipal environmental and planning standards. 

 
The applicant is confident that this proposal aligns with all relevant strategic objectives, policies, 
procedures, and zoning regulations. It is further asserted that the application will have no negative 
impact on the surrounding land uses and should therefore be considered favourably. 
Considering the above, we trust that the application will receive the necessary support. 
  

 

 
W and Y Consulting (Pty) Ltd  
15 Zenith Drive, Umhlanga Ridge, 4319 
Cell: 071 560 5757 Email: yavirk.rowanlall@gmail.com 
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Annexure A: Title Deeds  
 

_________________________________________________________________________________________ 
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Annexure B: Power of Attorney/ Resolution   

Letter/ CK Documents  
 

_________________________________________________________________________________________ 
































































































