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INTRODUCTION 
 

Nashlan Govender was instructed to act on behalf of the trustees of the Ramdass Sathsanga Mudam Trust, with 
deed of trust NO.IT 132/01, the owner over the property, to prepare and submit an application for the Removal of 
Restriction, Proposed Subdivision & Rezoning of Remainder of Erf 394 Springfield, in terms of the provisions of 
the eThekwini Municipality Central Urban Land Use Scheme.  

Annexure 1: Power of attorney, places Nashlan Govender in formal appointment by the applicant and to carry 
out the land development application submission and facilitation to eThekwini Municipality. 

 

PURPOSE OF THE 
APPLICATION  
The following application has been prepared for submission, to the eThekwini Municipality, Central Entity, and is 
applied for in terms of Section 28 of Chapter 7 of the Principal By-law and supplemented by eThekwini 
Municipality: Planning and Land Use Management second amendment by-law, 2021 (hereinafter referred to as 
the by-law).  

Part A : Removal of Restrictive Conditions 1,2,3,4  of Consolidate Title No. T6814/1989  

This includes the removal of specific restrictive conditions outlined in the title deed of Remainder of Erf 394 
�6�S�U�L�Q�J�I�L�H�O�G�����7�K�H���U�H�O�H�Y�D�Q�W���F�R�Q�G�L�W�L�R�Q���V�����D�U�H���F�O�H�D�U�O�\���L�G�H�Q�W�L�I�L�H�G���L�Q���W�K�L�V���U�H�S�R�U�W�����D�Q�G���D���F�R�Q�Y�H�\�D�Q�F�H�U�¶�V���F�H�U�W�L�I�L�F�D�W�H��is attached 
showing the conditions to be removed. 

Part B: Proposed Subdivision  of Remainder of Erf 394 Springfield  

The subdivision aims to create distinct erven that appropriately represent the residential and religious components 
of the property. The proposed subdivision of Remainder of Erf 394 Springfield will result in the creation of 
Proposed Portion 1 of Erf 394 Springfield  and the Remainder of Erf 394 Springfield.  

Part C: Rezoning  Portion 1 of Erf 394 Springfield  

The rezoning of Proposed Portion  1 of Erf 394 Springfield  of the property is proposed, changing its zoning from 
�³�:�R�U�V�K�L�S�´�� �W�R�� �³�6�S�H�F�L�D�O�� �5�H�V�L�G�H�Q�W�L�D�O�� �������� ���6�5�����������´�� �7�K�L�V�� �U�H�]�R�Q�L�Q�J�� �L�V�� �H�V�V�H�Q�W�L�D�O�� �W�R�� �U�H�I�O�H�F�W�� �W�K�H�� �L�Q�W�H�Q�G�H�G�� �X�V�H�� �R�I�� �W�K�H��
subdivided portion of the property and is clearly identified in this report. 

 

The objective of the application is to enable the distinct representation of the residential and religious components 
�R�Q�� �V�H�S�D�U�D�W�H�� �W�L�W�O�H�V���� �7�K�L�V�� �L�Q�L�W�L�D�W�L�Y�H�� �L�V�� �D�O�L�J�Q�H�G�� �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�� �6�S�D�W�L�D�O�� �'�H�Y�H�O�R�S�P�H�Q�W�� �)�U�D�P�H�Z�R�U�N��
(SDF), Local Area Plans, and the Spatial Planning and Land Use Management Act (SPLUMA). 

The intention is to ensure individual ownership over the subject property, enabling trustees and stakeholders to 
manage the residential and worship components independently, in line with their respective uses. 
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DETAILS OF THE 
APPLICATION PROPERTY  
 

Property Descript ion, Location and Size  

Remainder of Erf 394 Springfield (here-�D�I�W�H�U�� �U�H�I�H�U�U�H�G�� �W�R�� �D�V�� �³�W�K�H�� �S�U�R�S�H�U�W�\�´���� �L�V�� �O�R�F�D�W�H�G�� �R�Q��9 Perilla Place, in the 
suburb of Springfield, within the Durban district area.  
 
The property is currently developed with four permanent buildings or associated structures on the property. The 
property is located in an area of Springfield which is developed with predominately residential land uses.  
 
The property is regular in shape, located at the end of a Cul-De-Sac. The subject property is located along Perilla 
Place. as depicted by the accompanying illustration below. The site is currently accessed off Perilla Place. 
 
Erf 394 Springfield measures 2318m² in extent. The proposed subdivision of Erf 394 Springfield, will result in the 
following Erven: 
 

- Proposed Portion 1  of Erf 394 Springfield : 723m² 
 
The locality of the property is shown on the aerial photograph below. 
 

 
     Figure 1: Property location (Source: Google Earth)  
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Ownership HE  

The property is in the ownership of the Ramdass Sathsanga Mudam Trust, with deed of trust NO.IT 132/01 as 
per the Deed of Transfer number T6814/89. Selvakanabathi Naidoo & Rookmoney Naidoo are the respected 
trustees of the above mentioned trust. Please see attached Power of Attorney. 
 
A copy of the Title Deed is attached to the application as ANNEXURE 2.  

PR   

Property History  

According to the deeds registration system, the subject property has been under the ownership of the Ramdass 
Sathsanga Mudam Trust, with deed of trust NO.IT 132/01 as per the Deed of Transfer number T6813/89. 

 According to the attached Trust Deed, see Annexure 3, the late Swami Ramdass Naidoo & Selvakanabathi 
Naidoo, created the trust referred to as the Ramdass Sathsanga Mudam Trust. Due to the conditions of the trust 
deed as per Trustees,6.1  �³There shall be two Trustees of the Mudam, who shall hold Office until:  

a) His Death 
b) His resignation in writing 
c) His absence from the meetings of Trustees for a whole year without assigning good reasons for such 

absence 
d) His Insolvency 
e) His being found guilty by a competent Court of any infamous crimes or of misappropriating any public 

funds left to his care 
f) He shall become insane� ́

 
According to the Trust Deed the aims, objects, and regulations of The Mudam are dedicated to promoting spiritual 
knowledge and propagating the Hindu religion according to the Vedas. The primary aim is to disseminate spiritual 
knowledge and uphold the religious tenets of Hinduism.  

This includes establishing and maintaining temples, schools, halls, and libraries for the benefit of its members and 
the general public. These facilities serve as places for the young and old to learn and practice religious principles. 
Additionally, The Mudam conducts religious services, celebrates significant festivals, and commemorates 
anniversaries and birthdays of saints and sages. 

The Mudam's objects include a range of activities to further its mission. These activities encompass printing, 
publishing, and distributing religious literature, whether sold or provided for free, to promote its objectives. The 
Mudam accepts and gives subscriptions, contributions, gifts, endowments, or bequests in various forms to support 
its work.  

Organizing religious conferences, discourses, and lectures, and inviting religious teachers from overseas, are also 
part of its efforts. The Mudam collects and utilizes funds to advance its aims, cooperating with various authorities 
and bodies that align with its goals. Furthermore, it supports students financially to study in India for spiritual 
purposes, with the aim of propagating the Divine Life Message in South Africa. 

The regulations governing The Mudam ensure proper management and organization to achieve its aims and 
objectives. This includes responsible financial management of funds, gifts, and endowments.  

The Mudam collaborates with other institutions and authorities to further its mission and supports educational 
initiatives to ensure the continuation of Hindu teachings. By producing and distributing religious literature and 
engaging with the community, The Mudam strives to educate and inform both its members and the wider public 
about the spiritual and religious principles it upholds. 

S AND  
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Bondholders Consent  

The property is not bonded. 

 

Title Conditions  

There are Restrictive Conditions of title. These conditions are mostly outdated and newer legislation is in place 
to control the various components, thus nullifying the necessity of mentioning them in the title deed. The 
following conditions are being applied for removal. 
 
The property is Subject to the following special conditions which shall be enforceable by the City Council as 
created in Deed of Transfer No. 1632/1960 l.  
 

1. The land shall be owned only by a person or persons, intrust for Religious, Charitable and/or Educational 
purposes, and it shall be used only for such purposes; it is an express condition that it shall not be used 
for business purposes of any kind whatsoever; nothing in this condition contained, however, shall be 
construed so as to prevent the residence in or upon the lot of any:-  

 
(i) member or members of the clergy of the owning religious body, including his or their household 
and bona fide domestic servants, in the event of the lot being used for religious purposes; or 

 
(ii) person or persons appointed by the owning institution, including his or their household and 
bona fide domestic servants, in the event of the lot being used for charitable purposes; or 

 
(iii) person or persons, including his or their household and bona fide domestic servants, whose residence 
on the lot is desirable in connection with the education work being carried on.  

 
2. No subdivision of the lot will be permitted. 

3. Buildings, which are to be of brick, stone, concrete or of other hard, permanent and fireproof material to 
the value of at least FOUR THOUSAND RAND (R4 000,00) shall be erected upon the lot by the Owner 
on such level, to such building line and to such elevation as shall be determined by the City Council.  

5. External coverings to all roofs shall comply with the Building By-laws in force from time to time and, 
unless otherwise authorised, in writing, by the City Council, no external surface or improvement of any 
kind visible structure or improvement of any kind shall be of visible corrugated iron or aluminium. 

Removal of Restrictions  

The Application for removal of restriction is however being made to remove all title restrictions from the title 
deeds which deal with matters already being enforced by the Land Use Scheme. Having these conditions in the 
title deed as well as the Scheme is found to be superfluous.  
 
In the eThekwini Municipality, the Central Zoning Scheme, guided by the Spatial Planning and Land Use 
Management Act (SPLUMA), provides a comprehensive regulatory framework for land use and development. 
This scheme outlines detailed zoning categories, permitted land uses, and development controls to ensure 
�R�U�G�H�U�O�\���D�Q�G���V�X�V�W�D�L�Q�D�E�O�H���X�U�E�D�Q���J�U�R�Z�W�K�����+�H�U�H�¶�V���K�R�Z���W�K�L�V���I�U�D�P�H�Z�R�U�N���P�D�N�H�V���D�G�G�L�W�L�R�Q�D�O���U�H�V�W�U�L�F�W�L�Y�H���W�L�W�O�H���F�R�Q�G�L�W�L�R�Q�V��
redundant: 
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1. Ownership and Use Restrictions (Condition 1)  

�x Proposal Impact:  This condition limits the property strictly to religious, charitable, or educational purposes 
and prohibits business use. Removing this restriction allows the flexibility needed for rezoning a portion of 
the property for residential purposes, reflecting the municipality's Central Zoning Scheme for Special 
Residential 400 (SR400).                                                                                                                                                       

�x Alignment with Rezoning (Part C):  Rezoning Proposed Portion 1 of Erf 394 Springfield will make it 
compatible with SR400, removing the need for rigid religious ownership and use constraints. 

2. Subdivision Restrictions (Condition 2)  

�x Proposal Impact:  Prohibiting subdivision entirely blocks the creation of Proposed Portion 1, which is 
essential to separate residential and religious components of the property. Removing this restriction aligns 
with the goal of creating distinct erven as per Part B of the proposal. 

�x Alignment with Modern Zoning:  Subdivision regulations within municipal zoning frameworks ensure 
sustainable and equitable subdivision practices, making this title deed condition redundant. 

3. Building Material and Value Requirements (Condition 3)  

�x Proposal Impact:  The R4,000 value requirement is outdated and unsuitable for modern residential or 
institutional construction standards. Removing this condition allows the use of contemporary materials and 
techniques for both residential and religious development. 

�x Relevance to Subdivision and Rezoning:  Both Proposed Portion 1 (residential) and the remainder 
(religious) will benefit from adherence to updated municipal by-laws rather than static financial and material 
requirements. 

5. Roof Covering Compliance (Condition 5 ) 

�x Proposal Impact:  Restricting visible materials (e.g., corrugated iron) without considering evolving 
aesthetic, energy-efficiency, and design practices is limiting. Removing this restriction enables the design 
of sustainable and modern structures that comply with current by-laws. 

�x Alignment with Building Standards:  Municipal regulations provide a more flexible and enforceable 
approach to roof and building aesthetics for both proposed erven 

 
Part B: Proposed Subdivision  
Support for Subdivision: The removal of restrictive conditions, especially Conditions 1 and 2, facilitates the 
proposed subdivision of Remainder of Erf 394 Springfield into Proposed Portion 1 (residential) and the remainder 
(religious). This approach reflects a practical alignment of land use with community needs and zoning intentions. 
 
Part C: Rezoning Proposed Portion 1 to SR400  
Support for Rezoning: Removing these conditions, particularly Condition 1, allows for the rezoning of Proposed 
Portion 1 from "Worship" to "Special Residential 400 (SR400)." This ensures that the intended residential use is 
legally permissible and conforms to municipal zoning policies 
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With the introduction of town planning schemes into municipalities, many conditions previously managed through 
title deeds have been incorporated into these schemes. Over time, municipalities have further refined their 
regulatory frameworks by introducing municipal by-laws to address development restrictions that were once 
imposed through title deed conditions. These changes have modernized land-use management, ensuring that 
development aligns with current urban planning principles while allowing municipalities greater control and 
flexibility in enforcing regulations. 

It is inefficient and unnecessary to have two separate legislative tools�² title deed conditions and town planning 
schemes�² governing the same development restrictions. Modern land use schemes, such as eThekwini 
Municipality's approved Central Zoning Scheme, provide a comprehensive framework that includes flexibility for 
land-use rights. This flexibility is especially beneficial to property owners, allowing for adaptations that respond to 
changing needs and opportunities with the consent of the municipality. 

The removal of restrictive conditions on Erf 394 Springfield is essential to facilitate its proposed subdivision and 
�U�H�]�R�Q�L�Q�J���� �7�K�L�V�� �S�U�R�F�H�V�V�� �H�Q�V�X�U�H�V�� �W�K�D�W�� �W�K�H�� �S�U�R�S�H�U�W�\�¶�V�� �G�L�V�W�L�Q�F�W�� �U�H�V�L�G�H�Q�W�L�D�O�� �D�Q�G�� �Z�R�U�V�Kip components are properly 
delineated and governed in accordance with modern planning frameworks. By lifting these outdated restrictions, 
the property can better reflect its intended uses in both its title deeds and zoning designation, simplifying property 
management and ownership structures. 

This subdivision and rezoning are consistent with national and municipal planning principles, including the Spatial 
Planning and Land Use Management Act (SPLUMA). These frameworks emphasize efficient land use, adaptive 
property development, and sustainable urban growth. The proposed changes support the goals of the eThekwini 
�0�X�Q�L�F�L�S�D�O�L�W�\�¶�V���&�H�Q�W�U�D�O���=�R�Q�L�Q�J���6�F�K�H�P�H���E�\���H�Q�D�E�O�L�Q�J���I�O�H�[�L�E�O�H���O�D�Q�G���X�V�H���Z�K�L�O�H���P�D�L�Q�W�D�L�Q�L�Q�J���P�X�Q�L�F�L�S�D�O���R�Y�H�U�V�L�J�K�W�� 

Moreover, separating the residential and worship components into independently owned and managed erven 
promotes greater accountability, transparency, and functionality. For the residential portion, rezoning to Special 
Residential 400 (SR400) aligns with community needs and modern housing policies. For the worship portion, 
retaining its current use ensures that it continues to serve its intended religious purpose. Together, these changes 
optimize the property's utility while adhering to legal and planning standards, reflecting both the municipality's and 
the landowner's interests. 

�$�G�G�L�W�L�R�Q�D�O�O�\�����U�H�W�D�L�Q�L�Q�J���R�X�W�G�D�W�H�G���U�H�V�W�U�L�F�W�L�Y�H���F�R�Q�G�L�W�L�R�Q�V���F�D�Q���K�L�Q�G�H�U���W�K�H���S�U�R�S�H�U�W�\���R�Z�Q�H�U�¶�V���D�E�L�O�L�W�\���W�R���U�H�V�S�R�Q�G���W�R���H�Y�R�O�Y�L�Q�J��
community needs, investment opportunities, and planning goals. Removing these conditions ensures the property 
remains relevant and adaptable in a dynamic urban environment. By allowing the residential portion of the property 
to be rezoned to Special Residential 400 (SR400), the proposal caters to current housing demands and supports 
broader municipal housing strategies. The worship component, meanwhile, continues to serve its role within the 
community, ensuring alignment with its original purpose while allowing for independent ownership and 
management. 

 

Existing use of the property  

The property is currently developed with four permanent buildings or associated structures on the property. The 
property is located in an area of Springfield which is developed with predominately residential land uses. 

The property has been used as a Place of Worship (Temple) for a number of years. The property is developed 
with a temple, temple hall, Priest dwelling and an existing dwelling house.  
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Existing Zoning  

The existing zoning of the property, as obtained from the eThekwini Municipality Land Use Scheme: Central Sub 
Scheme (zoning certificate) states that the subject property is zoned Worship .  
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Site Characteristics  

There are associated Buildings or Outbuildings present on the subject site. See attached site plan. 

 
 Figure 2�����$�H�U�L�D�O�¶�V���R�I���W�K�H���S�U�R�S�H�U�W�\���Dnd its related buildings (Source: eThekwini GIS)  

 

Natural Drainage  

The property is located within an area of Springfield in which a Tributary of the uMngeni River runs through 
south of the subject property, thus not having any effect on the property. 

 

Figure 3: Natural Drainage  (Source: eThekwini GIS ) 
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Current Services and Infrastructure  

The property is located within an existing municipal serviced area of, Springfield and it therefore, already has 
access to water, sewerage, electricity and telecommunication services.  
 
The plan included below depicts the presence of Sewer Pipes (Brown), electrical connection (red), storm water 
infrastructure (Green) and water lines (light blue). The infrastructure which presently services the study area is 
sufficient for the present needs. 
 

 
Figure 4: Existing Services  (Source: eThekwini GIS ) 

 

Traffic Consideration  

The application site is located off Perilla Place. The subject site is accessed only off Perilla Place.  
 
Perilla Place is classified as Class 5 road which provides a direct linkage to the subject property. The subject 
property is located at the end of a Cul-De-Sac on Perilla Place. The existing road network offers the site good 
permeability. 
 
The location of the proposed Proposed Portion 1 of Erf 394 Springfield is off Perilla Place. From the attached plan 
drawn by Architect Rakesh Jeewanlall, the proposed subdivision, shows two access ways side by side from the 
existing driveway used by Erf 394 Springfield.  
 
In terms of Proposed Portion 1 of Erf 394 Springfield the intention of the property is to be rezoned to Special 
Residential 400 in order to be used as a Dwelling House.  
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The parking provision requirements can be provided on site in line with the requirements of eThekwini Municipality 
Section 8: Parking & Loading Standards for a Dwelling House 1 Bay/Dwelling House + 1 Bay/Ancillary Unit .  
 
 

 
Figure 5: Proposed sub divisional Plan  

 
 
The impact that the Proposed Development will have on the road network is deemed negligible. The development 
traffic will therefore not exacerbate the current delays and will consequently have minimal impact on the 
surrounding road network. 
 

Surrounding land uses  

The subject property is located within an urban context which is fully developable. The application property abuts 
properties which are all zoned for Residential purposes and is characterized by surrounding properties being 
zoned Special Residential 400 in terms of the eThekwini Municipality Central Urban Land Use Scheme.  
 
The subject property is zoned Worship, and the main aim of the rezoning is to allow the residential component of 
the subject property to be used for residential purposes and be in line with surrounding property zones. 
 
The proposed development will blend in well with its context as land uses in the area are non-conflictual. The 
proposed use will not impinge upon the rights and privileges or adjoining properties. 
 

Proposed Portion 1 of  
Erf 394 Springfield  

Remainder of Erf 394 Springfield  



Erf 394 Springfield  
 

 

 Rem of Erf 340 Springfield: Student Residence  

 

Erf 304 Springfield : Church  

 

Rem of Erf 341  Springfield : Sports Ground  
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Rem of Erf 301  Springfield: Community Centre  

 

Rem of Erf 3 01 Springfield: Library  

 

Portion 10 Erf 301 Springfield: Shopping  Centre  
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Urban Development Line  

The Urban Development Line (UDL), is a primary tool for directing both public and private development investment 
into particular areas so that long term sustainable spatial development objectives can be achieved.  
 
The key objective is to make development on the inside attractive for urban development whilst simultaneously 
making rural / agricultural development viable on the outside of the line.  
 
The subject property is located within the Urban Development Line. The development of an Urban Development 
Line aims to implement and manage urban sprawl, protect environmentally sensitive areas, or control the 
expansion of urban infrastructure and ensure development is sustainable.  
 
The application area is within the urban Development Edge for eThekwini Municipality and between existing 
residential areas, the proposal will therefore constitute the infilling of land available for development within the 
town. The proposal promotes and support the optimal development of vacant land parcels within the existing 
urban structure (referred to as infill development) 

 
  
 

 
The boundaries of the Central Spatial Region 
(CSR) extend from the Umgeni River, in the 
North, along the coast through to the Umlaas 
Canal in the South and extend to the 
escarpment in the west.  
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Housing Need in eThekwini Municipality  
 

In 2011, eThekwini had approximately 3.75 million persons living in some 950,000 dwellings. This is expected to 
�L�Q�F�U�H�D�V�H���W�R���I�R�X�U���P�L�O�O�L�R�Q���F�L�W�L�]�H�Q�V���E�\���������������D�Q�G���E�\���������������W�R�����������P�L�O�O�L�R�Q���F�L�W�L�]�H�Q�V�����7�K�H���P�D�M�R�U�L�W�\���������������R�I���H�7�K�H�N�Z�L�Q�L�¶�V��
citizens are urban and suburban - i.e. 3.240 million. Non-urban citizens numbered 0.511 million. 
 
The eThekwini SDF highlights the need for housing with the municipality experiencing a housing backlog of         
411 783 houses. It is estimated that it will take approximately 45-63 years to address the shortage. 
 
The eThekwini Municipality has developed an eThekwini Housing Sector Plan (eHSP). The plan aims to 
 

 
 

Prio rity Housing Development Areas  
 
The subject property falls into the Priority Housing Development Areas  ���3�+�'�$�¶�V�����Z�K�L�F�K���D�U�H���L�Q�W�H�Q�G�H�G���W�R��
advance Human Settlements Spatial Transformation and Consolidation by ensuring that the delivery of housing 
is used to re�V�W�U�X�F�W�X�U�H���D�Q�G���U�H�Y�L�W�D�O�L�V�H���W�R�Z�Q���D�Q�G���F�L�W�L�H�V�����7�K�H���3�+�'�$�¶�V���D�L�P�V���W�R���� 
 
Spatial justice : reversing segregated development and creation of poverty pockets in the peripheral areas, to 
integrate previously excluded groups, resuscitate declining areas.  
 
Spatial Effic iency : consolidating spaces and promoting densification.  
 
Access to Connectivity, Economic and Social Infrastructure : ensuring the attainment of basic services, job 
opportunities, transport networks, education, recreation, health and welfare etc. 
 
Provisi on of quality housing options:  ensuring different housing typologies are delivered to attract different 
market segments at the appropriate quality and innovation.  
 
Access to adequate accommodation : provision of affordable and fiscally sustainable shelter in areas of high 
need. 

Strategy  
 

Spatial and Social Transformation Benefits  

Universal Access to Basic Services 
and freedom from fear of eviction for 
the poor 

- Provision of core and social infrastructure  
- Eradication of core infrastructure backlogs  
- Informal tenure  
- Inclusion of the poor 

Densification in Urban and Suburban 
Integration Zones Greater choice of where to live, improved thresholds for economic 

development and public transport, more efficient use of core 
infrastructure and social infrastructure, livelier property market Increased focus on Rental 

Increased focus on main streaming 
subsidized housing into the Property 
Market 

Inclusion of the poor Inclusion of Lower-Middle income groups 
Stimulation of the Gap market segment Livelier property market 

Mix of medium term big bangs and 
long-term steady programs 

Encourages investment into the built environment by entities big 
and small, and by households 
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�7�K�H���3�+�'�$�¶�V���S�U�R�S�R�V�H�G���D�U�H���P�H�D�Q�W���W�R���V�X�S�S�R�U�W���W�K�H���0�X�Q�L�F�L�S�D�O�L�W�\���L�Q���S�U�L�R�U�L�W�L�]�L�Q�J���K�R�X�V�L�Q�J���G�H�Y�H�O�R�S�P�H�Q�W���D�S�S�O�L�F�D�W�L�R�Q�V���L�Q��
terms of The Spatial Planning and Land Use Management Act (SPLUMA).  
 
This initiative will also direct housing finances to areas that promote inclusive residential markets instead of further 
segregating people by income race, age and gender.  
 
�7�K�H�� �3�+�'�$�¶�V�� �U�H�T�X�L�U�H�� �V�S�H�F�L�I�L�F�� �S�U�R�J�U�D�P�P�D�W�L�F�� �L�Q�W�H�U�Y�H�Q�W�L�R�Q�� �D�Q�G�� �V�X�S�S�R�U�W�� �W�R�� �D�G�Y�D�Q�F�H�� �W�K�H�� �S�U�L�Q�F�L�S�O�H�V�� �R�I�� �V�S�D�W�L�D�O��
transformation and consolidation.  
 
Densities tend to change slowly over time and therefore urgent and consistent attention needs to be given to 
enhancing densities in all areas. The proposed development aims to address the issues highlighted. 
 
This type of development also aligns with the Densification Model  which eThekwini Municipality strives 
towards:  
 
�³�'�H�Q�V�L�I�L�F�D�W�L�R�Q�V���L�V���W�K�H���L�Q�F�U�H�D�V�H�G���X�V�H���R�I���V�S�D�F�H���E�R�W�K���K�R�U�L�]�R�Q�W�D�O�O�\���D�Q�G���Y�H�U�W�L�F�D�O���Z�L�W�K�L�Q���H�[�L�V�W�L�Q�J���D�U�H�D�V�����S�U�R�S�H�U�W�L�H�V���D�Q�G��
new developments accompanied by an increase number of units and/or �S�R�S�X�O�D�W�L�R�Q���W�K�U�H�V�K�R�O�G�´ 

 

 

 
 

Figure 4: eThekwini PHDAs 
(Source: eThekwini SD F 2022-2023) 

Figure 5: Low Residential Density 
(Source: eThekwini SDF 2022 -2023) 
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eThekwini Municipality Densification Strategy 2013  

According to the policy eThekwini is faced with having to manage the challenges associated with a scarcity of 
natural resources, high population growth and rural to urban migration. 

The aim of the Density Strategy is to direct appropriate residential density to appropriate locations in order to 
ensure sustainable resource use and the creation of sustainable human settlements. 
 
The policy is structured around the following objectives: 
 

- Minimize/reduce the city footprint 
- Promote acceptable standard of environment amenity 
- Balance between population and infrastructure  
- Provide variety of urban form 
- Sustain public transport 
- Restructure the city 

 
The principles guiding residential density is structured around: 
 

- Hierarchy of residential densities that meet market demand 
- Residential densities should support infrastructural capacity 
- Development should encourage public transport 
- Gradation of residential developments to public transport 

 

 
Figur e 6: Density Goal (Source: eThekwini Municipality Densification Strategy 2013 ) 

�7�K�H���S�U�R�S�R�V�D�O���I�R�U���W�K�H���V�X�E�G�L�Y�L�V�L�R�Q���D�Q�G���U�H�]�R�Q�L�Q�J���R�I���(�U�I�����������6�S�U�L�Q�J�I�L�H�O�G���D�O�L�J�Q�V���Z�L�W�K���H�7�K�H�N�Z�L�Q�L�¶�V���'�H�Q�V�L�W�\���6�W�U�D�W�H�J�\���E�\��
promoting efficient land use, reducing urban sprawl, and preserving natural resources. By clearly defining 
residential and religious areas, the proposal maintains high environmental standards and ensures that both 
components are optimally managed.  
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This approach balances the residential population with existing infrastructure, leveraging current services without 
overburdening them, and introduces a mix of land uses within a single property, contributing to a varied and 
enriched urban landscape. Additionally, the proximity of these uses encourages the use of public transport, 
reducing reliance on private vehicles and supporting sustainable transit 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7: Density Target Areas (Source: eThekwini Municipality Densification Strategy 2013 ) 

 

According to the policy, eThekwini Municipality Densification Strategy, the subject property falls within an area 
earmarked as a neighborhood node. This is area is described as having a clustering of activities in a local 
area/neighbourhood, or as part of an activity street, with good access (including public transport). This area 
comprises of a range of land uses such as shops, restaurants, offices, banks, post office, community centre, 
municipal offices, hospitals, clinics, institutions, station, bus/taxi stops, garages, parking areas and/or public 
spaces/facilities and includes higher density zones. 
 
Furthermore, the proposal aligns with the guiding principles of the Density Strategy by ensuring appropriate 
residential density that meets market demand and is compatible with existing infrastructure. It strategically places 
residential developments to facilitate easy access to public transport, promoting reduced traffic congestion and 
lower emissions.  
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By supporting the municipality's goals of minimizing the city footprint, enhancing environmental quality, and 
providing diverse urban forms, the proposal contributes to the creation of sustainable human settlements and the 
�U�H�V�W�U�X�F�W�X�U�L�Q�J���R�I���W�K�H���X�U�E�D�Q���D�U�H�D���L�Q���O�L�Q�H���Z�L�W�K���H�7�K�H�N�Z�L�Q�L�¶�V���V�W�U�D�W�H�J�L�F���S�O�D�Q�V 
 

MOTIVATION 
 
Background  

The purpose of the application is to apply for the Removal of Restrictions, Rezoning & Proposed Subdivision of 
Remainder of Erf 394 Springfield.  

 It is the intention of the applicant to use the property to show individual ownership over the subject property in 
terms of the buildings present on site. 
 
The proposed subdivision of Erf 394 Springfield, will result in the following Erven: 

- Proposed Portion 1 of Erf 394 Springfield 
 
The eThekwini SDF which is the long term plan aims to promote spatial efficiency to optimise development in 
areas of greatest opportunity and to encourage the efficient use of infrastructure and facilities. It is the intention 
of the owner to align the proposed use of the property with the existing policy and the proposed development, see 
the attached site plan drawn �± MAP 3.   
 
According to the 2020/21 Metropolitan SDF, the eThekwini Municipal area has been divided into five functional 
municipal planning regions (MPRs), namely, the North, Central, South, and Outer West MPRs. 
 
 

 

EThekwini Metro (ETH)  
 
Population : 3,981,204  
 
Area Size : 2, 556.9 Km2 
 
eThekwini is the largest city in this province and 
the third-largest city in the country located along 
coast on eastern side.  
 
The cosmopolitan city of Durban hosts the one 
�R�I���$�I�U�L�F�D�¶�V���E�X�V�L�H�V�W���3�R�U�W�V�����L�V���R�Q�H���R�I���W�K�H���O�H�D�G�L�Q�J��
tourism destinations due to its warm climate and 
extensive beaches. It holds the International 
Convention Centre, Moses Mabhida stadium 
and King Shaka International Airport. 
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Erf 394 Springfield is currently utilized for both residential and religious purposes. The trustees reside on the 
property, which also houses a temple that serves the local community. To streamline property management and 
align with best practices in land use planning, it is proposed that the property be subdivided and rezoned to reflect 
its dual use accurately 
 

Subdivision : Proposed Portion 1 of Erf 394 Springfield  

In urban and town planning, the encouragement of subdivisions to reflect individual ownership and various land 
uses on a single property is a strategic approach that promotes sustainable development, efficient land use, and 
better resource management. This practice is particularly relevant for properties utilized for multiple purposes, 
such as residential, commercial, and religious uses  

Benefits of Subdi vision for Individual Ownership  

1. Clarification of Ownership and Responsibilities :  

�x Legal Clarity : Subdividing a property provides clear legal boundaries for each owner, which 
simplifies property transactions and reduces disputes. 

�x Maintenance and Management : Individual ownership delineates maintenance responsibilities, 
ensuring that property upkeep is systematically managed by respective owners or trustees. 

2. Enhanced Property Value : 

�x Marketability : Properties that are individually owned are often more attractive to buyers and 
investors. Clear ownership can lead to increased property values and better investment 
opportunities. 

�x Financing : Subdivided properties are easier to finance, as financial institutions can appraise and 
lend against clearly defined property units. 

3. Tailored Development : 

�x Custom Development : Individual owners can develop their properties according to their specific 
needs and preferences, leading to a more customized and diverse urban landscape. 

�x Targeted Improvements : Owners can make improvements that directly benefit their portion of the 
property, leading to higher quality developments.  

 
Benefits of Subdivision for Different Land Uses  

1. Efficient Land Use : 

�x Optimized Land Utilization : By recognizing and formalizing different land uses through 
subdivision, urban planners can ensure that land is used more efficiently and effectively. 

�x Avoiding Conflicts : Clearly delineated land uses prevent conflicts between incompatible activities 
(e.g., separating residential areas from noisy commercial zones). 

2. Better  Infrastructure Planning : 

�x Targeted Infrastructure : Subdividing based on land use allows for more precise planning and 
provision of infrastructure services, such as water, electricity, and roads, tailored to the specific 
needs of each land use. 
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�x Cost Efficie ncy : Infrastructure costs can be allocated more accurately, reducing wastage and 
ensuring that services are provided where they are most needed. 

3. Compliance with Zoning Regulations : 

�x Regulatory Alignment : Subdivision ensures that land use complies with municipal zoning laws 
�D�Q�G�� �V�W�U�D�W�H�J�L�F�� �G�H�Y�H�O�R�S�P�H�Q�W�� �S�O�D�Q�V���� �V�X�F�K�� �D�V�� �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�S�D�W�L�D�O�� �'�H�Y�H�O�R�S�P�H�Q�W��
Framework (SDF) and Local Area Plans. 

�x Planning Consistency : Formalizing land uses through subdivision supports consistent application 
of planning policies and strategies, ensuring that development aligns with long-term urban planning 
goals. 

4. Enhanced Community Services : 

�x Dedicated Spaces : Subdividing for different uses allows for the creation of dedicated spaces for 
community services such as schools, parks, and places of worship, which are essential for 
community well-being. 

�x Accessible Amenities : Properly zoned and subdivided land ensures that amenities and services 
are accessible to the community, enhancing the quality of life for residents. 

 
For instance, subdividing Erf 394 Springfield into distinct portions for residential and religious uses will ensure 
proper management by clearly separating the residential component for trustees from the religious component for 
the temple, facilitating better property management and resource allocation.  
 
�7�K�L�V�� �V�X�E�G�L�Y�L�V�L�R�Q�� �Z�L�O�O�� �S�U�R�P�R�W�H�� �V�X�V�W�D�L�Q�D�E�O�H�� �G�H�Y�H�O�R�S�P�H�Q�W�� �E�\�� �D�O�L�J�Q�L�Q�J�� �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�� �6�S�D�W�L�D�O��
Development Framework (SDF), supporting sustainable urban growth and efficient land use. Additionally, it will 
enhance community services by providing a dedicated space for the temple, ensuring it can serve the community 
effectively without conflicting with residential need.  
 
Encouraging subdivisions for individual ownership and different land uses is a critical strategy in urban and town 
planning. It promotes legal clarity, efficient land use, better infrastructure planning, compliance with zoning 
regulations, and enhanced community services.  
 
This approach supports sustainable development and ensures that properties like Erf 394 Springfield can be 
managed and developed in a manner that benefits both the owners and the broader community. 
 

Proposed Development Controls  

The following development controls are applied for as per pre- consultation and Zone depicted in the eThekwini 
Municipality Land Use Scheme: Central Sub Scheme: The proposed zoning for the subject property is Special 
Residential 400  in terms of eThekwini Municipality Land Use Scheme: Central Sub Scheme Regulations in terms 
of the said zoning scheme, the Special Residential 400 zone aims to: 
 
�³�7�R���S�U�R�Y�L�G�H�����S�U�H�V�H�U�Y�H�����X�V�H���O�D�Q�G���R�U���E�X�L�O�G�L�Q�J�V���I�R�U�� 
�‡���6�L�Q�J�O�H���U�H�V�L�G�H�Q�W�L�D�O���X�V�H���L�Q���D���I�R�U�P���R�I���D���G�Z�H�O�O�L�Q�J���K�R�X�V�H���D�Q�G���D�Q�F�L�O�O�D�U�\���X�V�H�V�����D�Q�G���F�D�W�H�U�V���I�R�U���P�X�O�W�L�S�O�H���X�Q�L�W���G�H�Y�H�O�R�S�P�H�Q�W��
and various building typologies. 
�‡���3�U�R�W�H�F�W�Lon of the quality and character of residential neighbourhood and the well-being of its residents. 
�‡���/�L�P�L�W�L�Q�J���P�X�O�W�L�S�O�H���X�V�H�V���R�I���E�X�L�O�G�L�Q�J�V���W�R���P�L�Q�L�P�L�]�H���D�G�Y�H�U�V�H���L�P�S�D�F�W���R�Q���W�K�H���U�H�V�L�G�H�Q�W�L�D�O���H�Q�Y�L�U�R�Q�P�H�Q�W�� 
�‡���%�X�V�L�Q�H�V�V���W�K�D�W���F�R�P�S�O�\���Z�L�W�K���U�H�V�L�G�H�Q�W�L�D�O���D�P�H�Q�L�W�\�´ 
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Site Mot ivation  
 
The existing zoning of the property, as obtained from the eThekwini Municipality Land Use Scheme: Central Sub 
Scheme (zoning certificate) states that the subject property is zoned Worship . The Worship zone aims to:   

 
To provide for and use land or buildings for:  
�‡�� �$�� �F�K�X�U�F�K���� �P�R�V�T�X�H���� �W�H�P�S�O�H���� �F�K�D�S�H�O�� �R�U�� �R�W�K�H�U�� �S�O�D�F�H�� �I�R�U�� �S�U�D�F�W�L�F�L�Q�J�� �D�� �I�D�L�W�K�� �R�U�� �U�H�O�L�J�L�R�Q�� �D�Q�G�� �D�Q�F�L�O�O�D�U�\�� �X�V�H�V��
ordinarily associated thereto.  
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In terms of the zoning scheme, the following land uses associated with Special Residential 40 0 are defined as: 
�³Dwelling House: means a building, with inter-leading rooms, constructed on an Erf, and used or adapted to be 
used as a residence for the accommodation of one household or family and shall only include one kitchen, but 
may include an Outbuilding, Domestic Staff Accommodation and an Ancillary Unit. This definition shall include an 
Umuzi..�  ́
 
In terms of the Special Residential 40 0 development parameters the subject site fits in conjunction with the 
controls. The subject site adheres to all development parameters which are unpacked below. 
 

  
EXISTING ZONING 

 
PROPOSED ZONE 

Zoning 
 

Worship 

 
Special Residential 400 

 

F.A.R N/A 
 

N/A 
 

Coverage (%) N/A  
 

50% 
 

Building line 7.5m 
 

3m 
 

Side spaces Nil 
 

1m 
 

Height (Storeys) N/A 
 

2 Storeys 
Dwelling Units 
Per Hectare 

N/A One dwelling house for every 400m2 

Minimum 
Subdivision 

900m2 400m2 

 

In terms of the Special Residential development parameters the subject site fits in conjunction with the controls. 
The subject site adheres to all development parameters such as, building lines and height control. The existing 
development is therefore seen to be in line with the primary land use controls as associated with the Special 
Residential 400 Zone. See Zoning table comparison.  

 

 
Arguably based on the development control yield calculation, the maximum amount of subdivisions that are 
permissible based on the minimum subdivision size of the property is 1.  
 
Hence there will be no negative visual impact and the proposal complies with the Scheme provisions in this regard. 
 

Property Description Zoning Site Area Maximum Yield 
( to be built) 

Portion 1 of Erf 394 
Springfield Special Residential 400 723m² 1 
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The following site specific matters/issues can be highlighted: 

a) The existing development will optimise the use of the property and is similar to the development in 
close vicinity located along this area of Perilla Place and its surrounds.  

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

c) The proposed Special Residential zone of the site will not impact negatively on the surrounding road 
network and has not adversely impacted on the flow of traffic within the area. The site is also close to the 
local collector roads which are public transport routes, therefore, the use of private vehicles may be 
minimal as the site is highly accessible to all major road networks in the area which is serviced by public 
transport in the form of buses and taxis. 

d) The application will have no impact on the exiting public interest and the rights of those that could be 
affected. The existing development will be in line with the character of the area, thus no concerns raised 
by the direct neighbours or residents. 

e) The property locality and its size allows for the development will not affect the privacy of neighbours and 
is aligned with the character of the area. 

f) Access to the development will be provided from proposed access on Perilla Place. 

g) A site development plan and building plans will be submitted in accordance to the Building Inspectorate 
for approval by the municipality. 

 
It can thus be concluded that the development is therefore in line with the character of other land uses in the 
vicinity of the property and policies of the municipality and it could be reasoned that the proposed use will not 
have any negative effect on the surrounding residential land uses. A Site Plan is attached for easy reference to 
proposed use. 
 
 

Motivation in terms of Planning Legislation and Policies:  

1. The National Development Plan  

 

The National Development Plan aims to eliminate poverty and reduce inequality by 2030. South Africa can realize 
these goals by drawing on the energies of its people, growing an inclusive economy, building capabilities, 
enhancing the capacity of the state, and promoting leadership and partnerships throughout society 
 
The National Development Plan recognizes �W�K�D�W���H�G�X�F�D�W�L�R�Q�����W�U�D�L�Q�L�Q�J���D�Q�G���L�Q�Q�R�Y�D�W�L�R�Q���D�U�H���F�H�Q�W�U�D�O���W�R���6�R�X�W�K���$�I�U�L�F�D�¶�V��
long-term development. These are core elements in eliminating poverty and reducing inequality, and the 
foundations of an equal society. Education empowers people to define their identity, take control of their lives, 
raise healthy families, take part confidently in developing a just society, and play an effective role in the politics 
and governance of their communities. 
 

The National Development Plan is a broad strategic framework. It sets out a coherent and holistic approach to 
confronting poverty and inequality based on the six focused, interlinked priorities summarized below: 
 

- Building Safer Communities   
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- Environmental Sustainability  
- Faster and inclusive economic rural and urban economic growth  
- Economic infrastructure  
- Promoting Health  
- Transforming human settlements and urban space economy 

 
The National development plan is divided into 15 chapters which outlines the objectives and actions necessary to 
achieve the overall vision for South Africa by 2030: The following policies have been identified have a bearing on 
the proposed development. 
 

Compact, Inclusive, and Connected Cities:  The NDP envisions cities that are compact, inclusive, and well-
connected. Densification and infill housing are fundamental strategies to achieve this vision. 

By subdividing the property into distinct residential and religious components, the proposal supports the creation 
of compact and inclusive urban spaces. This division promotes efficient land use and ensures the property serves 
the community effectively. 

Promoting Sustainable Human Settlements:  The NDP emphasizes the need for sustainable human 
settlements that provide access to economic opportunities, social amenities, and public services. 
 
The subdivision will facilitate sustainable human settlements by providing dedicated space for both residential and 
religious purposes. This ensures that residents have access to essential social amenities and services, 
contributing to the overall sustainability of the urban area. 
 
Addressing Spatial Inequality:  Spatial inequality is a significant challenge in South Africa due to historical 
factors. The NDP recognizes the need to address these disparities and promote more equitable access to housing 
and services.  
 
The proposal addresses spatial inequality by ensuring that the religious component (the temple) is preserved and 
accessible to the community, fostering equitable access to spiritual and social services. The residential component 
for trustees ensures proper housing for those maintaining the temple. 

 
Integrated Urban Development:  The NDP advocates for integrated urban development that considers social, 
economic, and environmental aspects. 
 
The rezoning and subdivision consider social, economic, and environmental aspects by clearly defining the land 
uses. This integrated approach aligns with the NDP's vision of holistic urban development, promoting a 
harmonious urban environment. 

 
Efficient Land Use and Infrastructure:  Efficient land use is a key principle in the NDP. Densification and infill 
housing help optimize land use within existing urban areas, reducing the pressure to convert agricultural or 
greenfield areas into housing developments.  
 
The proposal supports efficient land �X�V�H�� �E�\�� �R�S�W�L�P�L�]�L�Q�J�� �W�K�H�� �S�U�R�S�H�U�W�\�¶�V�� �X�W�L�O�L�]�D�W�L�R�Q�� �W�K�U�R�X�J�K�� �G�H�Q�V�L�I�L�F�D�W�L�R�Q�� �D�Q�G�� �L�Q�I�L�O�O��
�K�R�X�V�L�Q�J���� �7�K�L�V�� �K�H�O�S�V�� �U�H�G�X�F�H�� �W�K�H�� �S�U�H�V�V�X�U�H�� �W�R�� �G�H�Y�H�O�R�S�� �D�J�U�L�F�X�O�W�X�U�D�O�� �R�U�� �J�U�H�H�Q�I�L�H�O�G�� �D�U�H�D�V���� �D�O�L�J�Q�L�Q�J�� �Z�L�W�K�� �W�K�H�� �1�'�3�¶�V��
emphasis on efficient land use. 
 
Economic Growth and Job Creation:  The NDP recognizes the role of urban areas in driving economic growth 
and job creation. Compact and well-connected cities are seen as conducive to fostering economic opportunities.  
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By promoting a well-connected and compact urban area, the subdivision and rezoning can foster economic 
opportunities and contribute to job creation. The religious and residential components can attract visitors and 
residents, stimulating local economic activities. 
 
Community Participation and Social Cohesion:  The NDP emphasizes community participation in decision-
making processes and the importance of social cohesion.  
 
The proposal encourages community participation by maintaining a dedicated space for religious activities, 
fostering social cohesion. The temple serves as a community hub, promoting engagement and unity among 
residents 
 
The subject property is deemed to be in line with the priorities and goals of NDP. 
 
 

2. The Provincial Growth & Development Strategy (PGDS)  
 
The Provincial Growth and Development Strategy (PGDS) is a vehicle to address the legacies of the apartheid 
space economy, to promote sustainable development and to ensure poverty eradication and employment 
creation. 

The PGDS offers a tool through which national government can direct and articulate its strategy and similarly for 
local government to reflect the necessary human, financial and fiscal support it needs to achieve these outcomes. 

It is a framework for public and private sector investment, indicating areas of opportunities and development 
priorities. 
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The proposal for the subdivision and rezoning of Erf 394 Springfield aligns well with the KwaZulu-Natal Provincial 
Growth and Development Strategy (PGDS) and supports its aims and missions. The PGDS aims to drive 
economic growth, social equity, and sustainable �G�H�Y�H�O�R�S�P�H�Q�W���Z�L�W�K�L�Q���W�K�H���S�U�R�Y�L�Q�F�H�����+�H�U�H�¶�V���K�R�Z���W�K�H���S�U�R�S�R�V�D�O���D�O�L�J�Q�V��
with and supports these aims: 

Economic Growth and Development:  

�9 Efficient Land Use: 
o The subdivision ensures efficient land use by clearly demarcating residential and religious spaces, 

which opt�L�P�L�]�H�V�� �W�K�H�� �O�D�Q�G�¶�V�� �S�R�W�H�Q�W�L�D�O�� �D�Q�G�� �S�U�H�Y�H�Q�W�V�� �X�Q�G�H�U�X�W�L�O�L�]�D�W�L�R�Q���� �7�K�L�V�� �D�O�L�J�Q�V�� �Z�L�W�K�� �W�K�H�� �3�*�'�6�
�V��
focus on maximizing land productivity. 

�9 Infrastructure Optimization: 
o By leveraging existing infrastructure and ensuring the development is within urban areas, the 

proposal supports cost-effective growth without the need for extensive new infrastructure, thus 
promoting economic efficiency. 

Social Equity:  

�9 Equitable Access to Services: 
o The proposal facilitates equitable access to both residential and religious services, catering to the 

�Q�H�H�G�V���R�I���W�K�H���O�R�F�D�O���F�R�P�P�X�Q�L�W�\�����7�K�L�V���L�V���L�Q���O�L�Q�H���Z�L�W�K���W�K�H���3�*�'�6�¶�V���P�L�V�V�L�R�Q���W�R���S�U�R�P�R�W�H���V�R�F�L�D�O���H�T�X�L�W�\���D�Q�G��
improve the quality of life for all residents. 

�9 Community Cohesion: 
o Providing a dedicated space for a place of worship fosters social cohesion and community spirit, 

�L�P�S�R�U�W�D�Q�W���D�V�S�H�F�W�V���R�I���W�K�H���3�*�'�6�¶�V���V�R�F�L�D�O���G�H�Y�H�O�R�S�P�H�Q�W���J�R�D�O�V�� 

Sustainable Development:  

�9 Environmental Sustainability: 
o The proposal minimizes the city footprint and promotes sustainable land use by preventing urban 

sprawl and protecting natural �U�H�V�R�X�U�F�H�V���� �7�K�L�V�� �D�O�L�J�Q�V�� �Z�L�W�K�� �W�K�H�� �3�*�'�6�¶�V�� �D�L�P�� �W�R�� �H�Q�V�X�U�H��
environmentally sustainable growth. 

�9 Public Transport Promotion: 
o By promoting proximity to public transport, the proposal reduces reliance on private vehicles, thus 

lowering emissions and contributing to environmental sustainability, a key PGDS goal. 

Support for Provincial Aims and Missions:  

�9 Integrated and Inclusive Development: 
o The proposal supports integrated and inclusive development by combining residential and religious 

uses within a single property. �7�K�L�V���D�O�L�J�Q�V���Z�L�W�K���W�K�H���3�*�'�6�¶�V���Y�L�V�L�R�Q���R�I���L�Q�W�H�J�U�D�W�H�G���K�X�P�D�Q���V�H�W�W�O�H�P�H�Q�W�V��
that cater to diverse community needs. 

�9 Balanced Urban Growth: 
o It promotes balanced urban growth by ensuring that residential density supports infrastructural 

capacity and public transport, thus fostering a well-planned and connected urban environment. 
�9 Resilience and Adaptability: 

o The clear separation of land uses makes the property more adaptable to changing needs, 
�H�Q�K�D�Q�F�L�Q�J�� �L�W�V�� �U�H�V�L�O�L�H�Q�F�H���� �7�K�L�V�� �V�X�S�S�R�U�W�V�� �W�K�H�� �3�*�'�6�¶�V�� �P�L�V�V�L�R�Q�� �W�R�� �E�X�L�O�G�� �U�H�V�L�O�L�H�Qt communities and 
sustainable human settlement.  
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In summary, the proposal for the subdivision and rezoning of Erf 394 Springfield aligns with the KwaZulu-Natal 
Provincial Growth and Development Strategy by promoting efficient land use, social equity, and sustainable 
development.  

It supports economic growth through optimized land productivity and infrastructure utilization, fosters social equity 
by providing equitable access to services and enhancing community cohesion, and ensures sustainable 
development by minimizing environmental impact and promoting public transport. This integrated approach aligns 
�Z�L�W�K���W�K�H���3�*�'�6�¶�V���Y�L�V�L�R�Q���R�I���E�D�O�D�Q�F�H�G�����L�Q�F�O�X�V�L�Y�H�����D�Q�G���U�H�V�L�O�L�H�Q�W���X�U�E�D�Q���J�U�R�Z�W�K�� 

3. The Spatial Planning and Land Use Management Act, Act 16 of 2013 (SPLUMA)  

One of the main objectives of SPLUMA is to provide a framework for spatial planning and land use management 
to address past spatial and regulatory imbalances. This section illustrates how the proposed development is 
consistent with the 5 main development principles applicable to spatial planning, land use management as set out 
in Section 42 of SPLUMA.  

The application is aligned with the Development Principles, Norms and Standards as contemplated in Chapter 2 
of SPLUMA and which is further aligned with the Municipal Spatial Development Framework. 

The Spatial Planning and Land Use Management Act aims to achieve the following through Land use 
management and the objects of this Act are to: 

(a) Provide for a uniform, effective and comprehensive system of spatial planning and land use management 
for the Republic; 

(b) Ensure that the system of spatial planning and land use management promotes social and economic 
inclusion; 

(c) Provide for development principles and norms and standards; 

(d) Provide for the sustainable and efficient use of land; 

(e) Provide for cooperative government and intergovernmental relations amongst the national, provincial and 
local spheres of government; and 

(f) Redress the imbalances of the past and to ensure that there is equity in the application of spatial 
development planning and land use management systems. 

Section 7 of the Sustainable Planning and Land Use Management Act (SPLUMA) in South Africa outlines the 
developmental principles that should guide land use management and spatial planning in the country. These 
principles encompass spatial justice, spatial sustainability, good administration, efficiency, and spatial resilience.  

Spatial Justice : 

�x Equitable Access : The proposal ensures equitable access to both residential and religious facilities. By 
clearly demarcating spaces for the temple and residential use, it supports the provision of essential 
services to historically disadvantaged communities. 

�x Redressing Past Imbalances : The subdivision facilitates the use of land in a manner that addresses 
historical spatial imbalances by ensuring that the community has access to both spiritual and residential 
amenities. 
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Spatial Sustainability : 

�x Efficient Land Use : By subdividing the property, the proposal promotes the efficient and optimal use of 
land. It ensures that the land serves multiple purposes (residential and religious) without requiring 
expansion into greenfield sites. 

�x Environmental Considerations : The proposal minimizes the impact on the environment by promoting 
infill development, which reduces the need for new infrastructure and preserves surrounding green spaces. 

 Good Administration : 

�x Transparent Processes : The proposal involves clear demarcation and official rezoning, which aligns with 
the principles of good administration by ensuring transparency and legal clarity in land use management. 

�x Public Participation : The rezoning process includes community involvement, ensuring that the interests 
and needs of local residents are considered, which is a key aspect of good governance. 

 Efficiency : 

�x Optima l Resource Utilization : Subdividing and rezoning the property ensures that resources are used 
optimally. It allows for better management of land resources by aligning land use with the specific needs 
of the community. 

�x Infrastructure Synergy : The proposal leverages existing infrastructure, reducing the need for additional 
public investment in new roads, utilities, and services. This efficient use of infrastructure supports 
sustainable urban development. 

Spatial Resilience : 

�x Adaptability : The subdivision and r�H�]�R�Q�L�Q�J���H�Q�K�D�Q�F�H���W�K�H���S�U�R�S�H�U�W�\�¶�V���D�E�L�O�L�W�\���W�R���D�G�D�S�W���W�R���F�K�D�Q�J�L�Q�J���Q�H�H�G�V���D�Q�G��
circumstances. By clearly defining land uses, the property can better withstand social, economic, and 
environmental changes. 

�x Community Resilience : Providing dedicated spaces for religious and residential uses, fosters a sense of 
community and social cohesion, enhancing the overall resilience of the urban area. 

�,�Q�� �V�X�P�P�D�U�\���� �W�K�H�� �S�U�R�S�R�V�D�O�� �I�R�U�� �W�K�H�� �V�X�E�G�L�Y�L�V�L�R�Q�� �D�Q�G�� �U�H�]�R�Q�L�Q�J�� �R�I�� �(�U�I�� �������� �6�S�U�L�Q�J�I�L�H�O�G�� �V�S�H�D�N�V�� �W�R�� �6�3�/�8�0�$�¶�V��
development principles by ensuring equitable access and addressing historical imbalances (spatial justice), 
promoting efficient and sustainable land use (spatial sustainability), ensuring transparency and community 
involvement (good administration), optimizing the use of existing resources and infrastructure (efficiency), and 
enhancing the adaptability and resilience of the urban environment (spatial resilience). These principles 
collectively contribute to the creation of more equitable, sustainable, and resilient urban environments in South 
Africa. 

 

4. The eThekwini Municipality Final Spatial Development Framework 2022 -2023 Review  

The SDF is a primary spatial response to the development context, needs and development vision of the 
municipality. It is a key land use management tool at a strategic level that has an important role to play in guiding 
and managing Municipal decisions relating to the use, development and planning of land. It is a legislative 
requirement and resonates with the national and provincial spatial development priorities. 

The SDF is also a transformation tool. With its focus on spatial restructuring, it guides the location of future 
development in a manner that addresses the imbalances of the past.  
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�7�K�H���6�'�)���W�U�D�Q�V�O�D�W�H�V���W�K�H���F�X�U�U�H�Q�W���P�X�Q�L�F�L�S�D�O���Y�L�V�L�R�Q�����Q�D�P�H�O�\�����³By 2030 eThekwi �Q�L���Z�L�O�O���E�H���$�I�U�L�F�D�¶�V���P�R�V�W���F�D�U�L�Q�J���D�Q�G��
�O�L�Y�D�E�O�H�� �F�L�W�\�´���� �W�R�� �K�D�Y�H�� �D�� �V�S�D�W�L�D�O�� �I�R�F�X�V���� �7�K�H�� �H�Q�Y�L�V�D�J�H�G�� �6�'�)�� �V�S�D�W�L�D�O�� �Y�L�V�L�R�Q�� �L�V�� �W�R�� �K�D�Y�H�� �³�E�\�� ���������� �D�� �V�R�F�L�D�O�O�\��
equitable, environmentally sustainable, resilient and functionally efficient Municipality that bolsters its 
status a s a gateway to Africa and the world �´�� 

 

The proposed development speaks to Promoting Spatial Efficiency . 

The principle of Spatial Efficiency is aimed at ensuring the optimal use of existing resources and infrastructure, 
compacting development and discouraging urban sprawl, encouraging mixed residential & employment 
opportunities in close proximity and streamlining development application procedures and decision-making 
procedures. Based on this principle the EMA must strive to:  

- reduce the separation between places where people work and live; 

- optimize development in areas of greatest opportunities/encourage efficient use of infrastructure and 
facilities; 

- promote a spatial form that supports a world class/globally competitive and financially efficient region; 

- promote optimal use of remaining land opportunities by encouraging urban infill; 

- foster a socially equitable environment where the resources, opportunities and amenities offered by 
the Municipality are easily accessible to all; 

- promote effective public transport and non-motorised transport / active mobility in support of a more 
efficient and accessible spatial form.  

The proposed subdivision and rezoning of Erf 394 Springfield aligns with the principle of Promoting Spatial 
Efficiency by ensuring the optimal use of existing resources and infrastructure. By clearly delineating residential 
and religious spaces, the proposal facilitates efficient land use and prevents urban sprawl. This promotes a 
compact development model where residential and worship areas are in close proximity, reducing the separation 
between places where people live and engage in religious activities. Additionally, this approach optimizes 
development within an urban area of great opportunity, encouraging urban infill and the efficient use of existing 
infrastructure and facilities. 
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Figure 8 : eThekwini SDF (Source: e Thekwin i SDF Review 2022 -2023) 

 

Based on the above, the subject property aims to address the goals and directives of the SDF. 

The application conforms to the norms and standards and is aligned with the framework for desired land use 
patterns of the national policies, provincial policies and that of eThekwini Municipality Final Spatial Development 
Framework 2022-2023- is a long term plan that promotes spatial efficiency to optimise development in areas of 
greatest opportunity and to encourage the efficient use of infrastructure and facilities. The SDF promotes a 
compact, integrated, efficient use of infrastructure and facilities. 

 Furthermore, the proposal fosters a socially equitable environment by providing accessible spaces for both 
residential living and community worship, ensuring that the resources and amenities offered by the municipality 
are available to all. By promoting the development in a well-connected urban area, it supports effective public 
transport and non-motorized transport options, enhancing accessibility and mobility. This not only contributes to 
a more efficient spatial form but also supports the vision of eThekwini Municipality as a world-class, globally 
competitive, and financially efficient region. 
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The subject site falls within The Central Spatial Development Plan 2013/2014 (C SDP) which attempts to 
translate the policy intent of the SDF into more geographically specific physical development and land use 
management guidelines. The function of the CSDP is as an Urban Core, Major trading port, a Transport & Logistic 
hub, an Industrial centre, large employment generator and offer a range of lifestyle and services nodes. 

The subject property more specifically falls within the Springfield LAP.  This local area is characterized by an 
emerging business park precinct with a large portion also serving a residential population of middle to low income 
earners. There is a mixed density profile in this district with low, medium and a substantial high density component. 

 

The proposal for the subdivision and rezoning of Erf 394 Springfield aligns with the objectives and characteristics 
of the local area as described: 
 

1. Mixed -Use Character : The area is recognized for its mixed-use nature, comprising residential, business, 
and industrial components. The proposal promotes this diversity by clearly demarcating land for both 
residential and religious purposes, ensuring that the residential component for trustees and the temple's 
operational space are distinctly separated and managed efficiently. 
 

2. Residential Planning : Given the presence of aging residential stock and the need for renewal, the 
proposal supports the area's regeneration strategies. By subdividing the land, it enables a focused 
approach to maintaining varying densities and facilitating infill development, aligning with the goal of 
increasing densities through compaction where feasible. 
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3. Encouraging Mixed -Use Development : By supporting mixed-use development along activity spines, the 
proposal is in line with promoting a dynamic urban environment. The clear separation of residential and 
worship spaces can enhance the area's functionality and vibrancy, contributing to its mixed-use profile. 
 

4. Traffic and Movement : Addressing high traffic volumes and congestion, the proposal can contribute to 
more efficient land use and planning. By demarcating distinct areas for residential and religious activities, 
it can help streamline movement and potentially reduce traffic conflicts, aligning with the overall goal of 
improving road network capacity and traffic management 

 
Overall, the proposal for the subdivision and rezoning of Erf 394 Springfield is in line with the objectives of 
promoting sustainable development, enhancing community services, and supporting the mixed-use character of 
the local area as outlined in the strategic planning documents 
 
Based on the above points, the proposed subdivision is deemed to address the needs of the CSDP 
 

5. The eThekwini Municipality Integrated Development Pla n 2022-2023 

�,�W���L�V���W�K�H���0�X�Q�L�F�L�S�D�O�L�W�\�¶�V���U�H�V�S�R�Q�V�L�E�L�O�L�W�\���W�R���E�X�L�O�G���W�K�H���6�S�D�W�L�D�O���3�O�D�Q�Q�L�Q�J���/�D�Q�G���8�V�H���0�D�Q�D�J�H�P�H�Q�W���$�F�W�V���'�H�Y�H�O�R�S�P�H�Q�W��
Principles into all its planning tools. The application has taken such planning tools into consideration as can be 
seen in the following sections.  
 
The IDP outlines a clear vision for eThekwini which is that: �³By 2030, eThekwini will enjoy the reputation of 
�E�H�L�Q�J���$�I�U�L�F�D�¶�V���P�R�V�W���F�D�U�L�Q�J���D�Q�G���O�L�Y�H�D�E�O�H���&�L�W�\�����Z�H�U�H���D�O�O���F�L�W�L�]�H�Q�V���O�L�Y�H���L�Q���K�D�U�P�R�Q�\�´�� 
 
The vision is developed along the principles of Outcome Based Planning and is aligned to the visions of the 
National Planning Vision as well as the KZN Provincial Growth and Development Strategy.  
 
The proposal for the subdivision and rezoning of the property aligns with the principles and objectives outlined in 
the eThekwini Municipality's Integrated Development Plan (IDP) for 2023-2024. The IDP emphasizes 
sustainable development, efficient land use, and enhanced service delivery.  
 
By subdividing the property, the distinct residential and worship components can be managed more effectively, 
ensuring optimal use of the land and infrastructure. This supports the IDP's aim to create compact, well-
managed urban spaces that promote accessibility and efficient service provision. 

According to the IDP,  the following are the key goals: 

Containment of urban sprawl and ensuring compact urban settlements by means of: 

- urban intensification (infill projects; promotion of higher densities); 

- accommodating population growth within the existing urban areas and not permitting undue urban      
development outside the proposed urban edges. 

Development of an urban growth strategy that focuses on: 

- the timeous identification and securing of appropriate land for housing development; 

- urban integration and regeneration 
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Additionally, the proposal addresses key goals such as promoting mixed-use development, fostering community 
cohesion, and ensuring equitable access to amenities. It aligns with the IDP's strategic focus on sustainable 
resource management and urban densification, which are critical for managing the city's growth and improving 
the quality of life for residents.  
 
By supporting both residential and religious uses, the proposal enhances community services and contributes to 
the municipality's vision of creating vibrant, inclusive, and resilient urban environment. 
 
 

CONCLUSION 
In closure, it can be stated that the application for the Proposed Removal of Restrictions, Rezoning & Proposed 
Subdivision of Remainder of Erf 394 Springfield, in the context of the various layers of planning policies and the 
existing and surrounding development environment has been motivated sufficiently from a town planning point of 
view as: 

�x The application is in line with the strategic policy and its directives of Municipality. 

�x The proposal supports municipal spatial planning policies. 

�x The development will allow for the proposed subdivision on the property to be aligned with the provisions 
of the scheme and policy and for the existing use of the property to be approved and optimised. 

�x The proposed rezoning to Special Residential 400 is in line with surrounding residential zones. 

�x Access in the form of the existing access to the property will be from Perilla Place. 

It is therefore our submission that the Proposed Removal of Restrictions, Rezoning & Proposed Subdivision of 
Remainder of Erf 394 Springfield., will result in the following Erven: 
 

- Proposed Portion 1 of Erf 394 Springfield: 723m² zoned Special Residential 400 be supported . 
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f / ws the undersigned,

Selvakanabalhi & Rookmoney Haidoo,lrurleas of ths Ramda* Sathsanga MudamTrust !'lO'lT 137J41

Registered Owner/s

Registered Owners of the following Propertylproperties

Erf 394 Springfield,located on 9 Perilla Place Springfield

Do hereby oppoint r$ghle*-Gst-$.deojJqstr-Hemlng.3gE (oppliccnts ncme)

of_eg$isb$gseJ*c-gIsslp.rfl* --. (oddress)
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