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2.  THE SITE  
 

 

2.1.  SITE LOCALITY  
 

Musgrave is a well-established, upscale suburb located in the Berea area of Durban, South Africa. It is situated 

approximately 5 km west of the Durban city centre and is characterized by a mix of residential, commercial, and 

retail properties. The suburb is strategically positioned, with easy access to major highways such as the N2, N3, 

and M4, allowing for efficient travel to other parts of Durban. Musgrave is surrounded by other affluent 

neighbourhoods, including Overport, Sydenham, and Windermere. 

 

The area has undergone gentrification, with many residential properties being converted into commercial, 

mixed-use, or business establishments. Musgrave features a diverse range of land uses, including shops, 

restaurants, offices, and high-rise residential flats. The suburb is well-served by public transport, with local bus 

services connecting it to other areas of Durban. Musgrave is also home to the popular Musgrave Centre, a large 

shopping mall that serves as a hub for retail and entertainment activities. Overall, Musgrave is a sought-after 

residential and commercial district known for its central location, accessibility, and mix of upscale properties 

and amenities. 

Figure 1: Overview of site 
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2.2.  ACCESS  
 

Pedestrian and vehicular access will be given off John Zikhali Road. The site is also easily accessible from the N3 

and the M4 highway corridor that is located within a 5km radius of the site. 

 

 

Figure 4: Main Roads and Corridors Surrounding the site. 

Figure 5: The site 
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2.3.  OWNERSHIP INFORMATION  
 

ERF Registered Owner Title Deed No. Extent m² 

PTN 31 OF ERF 2516 
DURBAN 

Dawood Sulaiman Gangat and 
Fathima Gangat 

T019280/2012 491 

PTN 12 OF ERF 2516 
DURBAN 

Dawood Sulaiman Gangat and 
Fathima Gangat 

T019280/2012 143 

Table 1: Ownership 

 

The TITLE DEEDS and Notarial deed are attached as Annexure D 

 

2.4.  TITLE DEED RESTRICTIONS  
 

There are no restrictive conditions found in title deeds no. T019280/2012 and therefore the proposal may be 

considered for approval. 

 

 

 

 

Figure 6: The Plot 
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2.5.  EXISTING DEVELOPMENT PARAMETERS  
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2.7.  EXISTING AND SURROUNDING LAND USES  
 

The zoning characteristics of the area indicate a predominantly mixed-use environment, where a variety of 

residential, commercial, and social zones coexist. This diverse zoning framework reflects the evolving nature of 

the precinct, which is adapting to accommodate a range of uses that support both the community and local 

economy. 

 

The proposed change from Medium Density Housing to Limited Commercial is in line with the current 

development trends in the area and will not disrupt the existing character of the neighbourhood. Instead, it is 

anticipated to enhance the surrounding environment by complementing existing accommodation types and 

fostering the necessary economies of scale for infrastructure, business, and public transport. This strategic 

alignment will enable Musgrave to thrive economically, making it a more vibrant and accessible community. 

 

Accessibility is a key advantage of the site, as it is conveniently located near the N3 and M4 corridors. These 

major routes facilitate easy movement to and from the area, further supporting the viability of a convenience 

shop. Additionally, the surrounding precincts are experiencing significant transformation to accommodate the 

increased demand for high-density developments, which underscores the need for local amenities that can serve 

these growing populations. 

 

The recommendation to rezone the property to Limited Commercial is driven by the current zoning's inability to 

support the proposed land use of a convenience shop. This transition is not uncommon in the Musgrave area, 

where similar zoning changes have been implemented along Ridge Road and in other nearby locations. Such 

adjustments reflect a broader trend toward enhancing local retail options and improving the overall 

functionality of the neighbourhood. 

 

In summary, the proposed rezoning aligns with the mixed-use nature of the precinct and supports the ongoing 

development trends in the area. It will provide essential services to residents while contributing positively to the 

local economy and community infrastructure. By embracing this change, Musgrave can continue to evolve as a 

dynamic and thriving urban environment. 
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Figure 8: Medical Centre and Pharmacy 

Figure 9: Home Business on 294 John Zikhali Road and 325 Vause road 
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Figure 10: Business on 236 John Zikhali Road 
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3.  GENERAL CONSIDERATIONS  

3.1.  INFRASTRUCTURE CONSIDERATIONS  
 

The subject site is in a fully developed area. The area is also extremely well serviced by the municipality, with 

the required infrastructure, i.e. road access, water, electricity, and sewer services. Furthermore, has well-

managed verge and pedestrian walkways with elevated levels of security personnel and presence. 

 

 

3.2.  ENVIRONMENTAL CONSIDERATIONS  

The site is not constrained by any environmental factors and the development will not pose any threats to the 

environment.  

 

3.3.  CULTURAL CONSIDERATIONS  

From a site inspection, the precinct is in Musgrave, a remarkably diverse middle-class area with residences and 

people who work in the area are from all lifestyles and are of different ethnicities. The site does not contain any 

structures or features of historical or cultural significance, nor does it fall within any heritage overlay or 

environmental management zone. Consequently, the proposal does not trigger Section 38 of the National 

Heritage Resources Act and has no anticipated heritage impacts 

 

 

Figure 11: Infrastructural Services 
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4.2.  REZONING OF PORTION 39 OF ERF 2516 DURBAN FROM MEDIUM 

DENSITY HO USING TO A LIMITED COMMERCIAL ZONE  

 

 

 

Table 3: Proposed Zoning Table 







18 
 

establishments, providing residents with convenient access to daily necessities. This trend reflects a broader 

shift towards mixed-use developments that enhance community liveability. 

 

Meeting Community Needs 

This zoning change is particularly well-suited to the area as it addresses the growing demand for convenience 

shopping. With the increase in housing densities, there is a corresponding rise in the number of households 

within the vicinity. Higher population density means that more people are living in closer proximity to one 

another, creating a greater demand for local retail options. Residents are increasingly looking for stores that are 

within walking distance, allowing them to easily access everyday necessities without the need for a car. This 

trend aligns with broader urban planning principles that emphasize walkability and sustainable living. By 

providing essential goods and services, the convenience store will activate the Musgrave area, attracting more 

business and commercial activity. This development is not only a response to market needs but also a proactive 

step towards enhancing the overall vibrancy and functionality of the neighbourhood. 

 

Enhancing Community Connectivity 

The introduction of a convenience store in this context not only meets the immediate shopping needs of 

residents but also fosters a sense of community. By providing a local hub where neighbours can gather, the store 

can enhance social interactions and contribute to a vibrant neighbourhood atmosphere. This aligns with the 

goals of creating mixed-use environments that support both residential living and local commerce. 

 

Supporting Sustainable Development 

Moreover, having a convenience store within walking distance encourages sustainable transportation options, 

reducing reliance on vehicles and promoting healthier lifestyles. Residents can walk or bike to the store, which 

contributes to lower carbon emissions and supports local health initiatives. This aligns with contemporary urban 

development goals that prioritize sustainability and quality of life. 

 

In summary, the proposed zoning change is a timely and necessary response to the evolving needs of the 

Musgrave community. By facilitating the establishment of a convenience store, the development will not only 

address the growing demand for accessible shopping but also enhance community connectivity and support 

sustainable living practices. This initiative will ultimately contribute to the overall vitality and attractiveness of 

the neighbourhood as it continues to grow and evolve. 
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4.3.  PARKING AND TRAFFIC PROVISIONS  
 

The alignment with current zoning minimizes potential negative impacts on traffic patterns, noise levels, and 

overall community cohesion. The store will be designed to accommodate pedestrian access, encouraging foot 

traffic and reducing reliance on vehicles. 

Regarding parking and traffic requirements for the site, it is made in terms of Section 8 of the eThekwini 

Municipality Central Land Use Management scheme. This proposed zone will support a convenience shop. 

Parking for a shop is calculated as follows: 

 

No of parking bays required = 4 bays/100m² 

Total shop area = 147m² = 6 bays 

No of parking bays provided = 9 bays 

 

The proposed convenience shop is a low-trip generator and will not compromise the operational capacity of 

John Zikhali Road. 

 

Figure 13: Site Development Plan 
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community. The proposal also supports transit-oriented principles by enabling residents to access essential 

goods within walking distance of homes and public transport stops. By reducing reliance on private vehicles for 

daily necessities, the development directly promotes sustainable mobility and aligns with municipal goals for 

walkability and reduced local traffic demand. 

 

5.3.  PROVISION OF INFRASTRUCTURAL SERVICES  

5.3.1.  Access  
 

Vehicular access to the site will be via a two-way, via a two-way access driveway off John Zikhali Road. Pedestrian 

access will be provided from the same frontage. Given the small-scale nature of a neighbourhood convenience 

shop, the development is expected to generate minimal vehicular trips, most of which are anticipated to 

originate from the surrounding residential blocks by foot. As such, the proposal will not materially impact traffic 

operations along John Zikhali Road and will maintain safe and efficient movement within the local road network. 

The consolidation of the two erven will not alter the existing access arrangements, as both erven currently rely 

on the same road frontage for ingress and egress. 

 

5.3.2.  Public Transport  
 

The site is well serviced by public transport. Bus and minibus taxi routes operate along Peter Mokaba Ridge 

Road, located within the immediate road network surrounding the site. On-site observations also confirmed the 

presence of multiple public transport stops along this road link. Although located on a separate road, the stop 

locations fall within walkable distance of the site. The provision of pedestrian facilities within the study area is 

consequently deemed adequate. 

 

5.3.3.  Refuse Removal  
 

The eThekwini Municipality Cleansing and Solid Waste Unit provides refuse removal services in Musgrave. The 

current domestic refuse collection services to the site will continue following consolidation and rezoning. 

 

5.3.4.  Sewage Disposal, Water and Electricity Supply  
 

The respective eThekwini service departments are responsible for sewage disposal, water supply, and electricity. 

Sewage disposal is currently via the municipal waterborne reticulation system, and water supply is already 

connected to the existing dwellings. Electricity is supplied by the municipality, with active connections in place. 

The consolidation will not impact the availability of services; however, rationalisation or reconfiguration of 

internal connections may occur at building plan stage in consultation with the relevant service authorities. 

Servitudes will extend from existing municipal lines along John Zikhali Road to the site. The proposed 
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development does not trigger any requirement for bulk infrastructure upgrades, as confirmed through 

preliminary assessments of existing waterborne sewer, water supply, and electrical distribution networks along 

John Zikhali Road. 

 

5.3.5.  Stormwater Drainage  
 

An appropriate stormwater management plan will be submitted at building plan stage. All stormwater measures 

will be designed and installed according to the required municipal engineering specifications. The scale of the 

proposed development ensures that any increase in stormwater runoff can be managed on-site through 

attenuation and controlled discharge, preventing any adverse impact on the municipal drainage network. Given 

the limited scale of the development and the capacity of the existing municipal stormwater system, on-site 

attenuation measures will ensure post-development runoff does not exceed existing discharge rates. 
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6.2.  ALIGNMENT TO THE SPATIAL DEVELOPMENT FRAMEWORK  

Figure 14: SDF Concept 
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 ZONE: LIMITED COMMERCIAL   

SCHEME INTENTION: To provide, preserve, use land or buildings for: - 
�‡���/�R�Z���L�P�S�D�F�W���F�R�P�P�H�U�F�L�D�O���S�X�U�S�R�V�H�V�����$�F�F�R�P�P�R�G�D�W�L�R�Q���R�I���F�R�P�P�H�U�F�L�D�O���R�U���E�X�V�L�Q�H�V�V��activities within a residential area where the commercial 
activity provides a service to the residential community and is not detrimental to the residential amenity of the area. 

 
MAP COLOUR REFERENCE: Light Blue                                                                               MAP REFERENCE:  

PRIMARY SPECIAL CONSENT PRECLUDED 

 

�‡ Boarding House 
�‡ Car Wash  
�‡ *Flat 
�‡ Flea Market  
�‡ Garden Nursery 
�‡ Health & Beauty Clinic  
�‡ Health Studio  
�‡ Hotel 
�‡ Market 
�‡ Office 
�‡ Office - Medical  
�‡ Pet Grooming Parlour 
�‡ Restaurant / Fast Food Outlet  
�‡ Shop 

�‡ Action Sports Bar  
�‡ Crèche  
�‡ Fuelling and Service Station 
�‡ Betting Depot  
�‡ Place of Public Entertainment 
�‡ Place of Public Worship 
�‡ Private Open Space 
�‡ Education Establishment 
�‡ Funeral Parlour.  
�‡ Veterinary Clinic 
�‡ Special Building  
�‡ Student Residence 

�‡ Telecommunication Infrastructure  
�‡ Any other use authorised in terms of 

Section 9.4 

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

ADDITIONAL CONTROLS �± LAND USE 

*A Flat shall not be permitted on the ground floor; provided that where, owing to the levels of the site, the ground floor is below the street level, the 
Municipality may permit any floors below street level to be used for the provision of residential accommodation.  
 
1. In respect of Portions 4 and 5 of 3172 Durban, the maximum Coverage requirement shall not exceed 70% 
2. In respect of Rem of Portion 1 of 3065 Durban, the maximum Coverage requirement shall not exceed 80% 

 
3. On Portion 1 of Erf 3065 Durban the following shall apply: 
 

a. The sites comprising these sites shall be consolidated or tied by notarial deed in restraint of free alienation. 
b. No buildings other than shops, which shall be restricted to a gross floor area of 530m5 and/or offices, which shall be restricted to a gross floor 

area of 424m5 shall be erected within this site. 
c. The maximum coverage of all buildings on the site shall not exceed 80% of the site. 
d. There shall be a space free of all building of not less than 3,0 metres or a width calculated on the basis of 1,2 metres per storey, whichever is 

the greater, from all boundaries of the site other than a street boundary. The Executive Director (Physical Environment) may, by special 
consent, relax the requirements of this condition. 

e. No building line requirement shall apply. 
f. On-site parking shall be provided at the ratio of not less than one bay per 25m5 of gross floor area. 
g. Loading and off-loading facilities shall be provided to the satisfaction of the Executive Director (Physical Environment). 
h. Vehicular ingress and egress shall be provided to the satisfaction of the Executive Director (Physical Environment). 
i. The development is to occur substantially in accordance with the concept contained in the sketches 95080 REV. B which were submitted by 

the appellant on 2 September 1997, to the Department of Local Government and Housing 
 
4. The following shall apply to Portions 4 and 5 of Erf 3172 Durban and the following conditions shall apply to any development of these sites- 
 

a. The uses permitted within this site shall be restricted to that of shops/Medical office/Offices and restaurants. 
b. The total floor area of all buildings shall not be greater than that calculated in accordance with a plot area ratio of 0, 8 to 1. 
c. The maximum coverage of all buildings within the land comprising this site shall not exceed 70%. 
d. No portion of any building erected in this site shall exceed a height of 45 metres above mean sea level. 
e. No building line requirement shall apply. 
f. On-site parking shall be provided at the ratio of not less than one bay per 25m5 of gross floor area. 
g. Loading and off-loading facilities shall be provided to the satisfaction of the Municipality. 
h. Vehicular ingress and egress shall be to the satisfaction of the Municipality. 
i. The eastern boundary of the land comprising this site shall be landscaped to the satisfaction of the Municipality and a boundary wall shall be 

erected along the eastern boundary to the satisfaction of the Municipality in consultation with the owners of Portions 4, 5 and 22 of Erf 3172 
Durban. 

j. The height requirements of this zone shall not apply to the properties described as Portions 2 and 3 of Erf 4261 Reservoir Hills. 
 
5. Notwithstanding any other provisions of this scheme, the development of the Special Shopping (Limited Commercial) Zone situated at Wood 

Road, Henley Road and Roland Chapman Drive shall adhere to the following:- 
- The properties described as Rem. of Portion of Erf 844, Rem. of Portion 3 of Erf 844, Portion 4 (of 2) of Erf 844 and Portion 1 of Erf 844 all of 

Sea View, be consolidated. 
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- Loading and unloading of delivery vehicles shall take place within a demarcated area and there shall be no stacking, parking or 
loading/unloading of delivery vehicles on Henley Road. 

- The signalisation of the intersection of Wood and Henley Roads, if required at some future date, shall be to the developers cost. 
 
6. The development of Portion 3 of erf 113 Springfield situated at 1/3 Alpine Road is subject to a limitation on the coverage on the site, which may not 

exceed 30%.1 
7. In a Commercial zone residential use may be permitted at ground floor level where the design of a building is such that the residential use is not 

contiguous with the street. 
8. On Erf 1706 Wentworth, a Fuelling and Service Station is a Primary Use. 

DEVELOPMENT PARAMETERS  

SPACE ABOUT BUILDINGS  
DWELLING UNITS 

PER HECTARE 

MINIMU
M  

SUBDIVI
SION(m2

) 

HEIGHT  COVERAGE 
FLOOR  

AREA RATIO  BUILDING 
LINE 

SIDE AND  
REAR SPACE 

3.0m Nil N/A 450 2 50% N/A 
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