
 

 

APPLICATION FOR AMENDMENT OF 

LAND USE SCHEME (REZONING) 

 

 IN TERMS OF 

 ERF 547 GREENSIDE 

 
 

DATE: ____________ 

 

 

 
 

SUBMITTED BY: 
 

NODE TOWN PLANNING AND DESIGN 
SAFFIYYA DAYA | ATIYYAH SALOOJEE 

P.O. BOX 3930 

VANDERBIJLPARK 

1911 

www.nodetownplanning.com 

info@nodetownplanning.co.za 

+27 82 908 7386 | +27 83 775 2223 

 

 

 
 

26 June 2024



Amendment of Land Use Scheme Application – ERF 547 GREENSIDE                                    



NODE TOWN PLANNING 
AND DESIGN  
R E G .  N O .  2 0 1 6 / 4 4 2 2 9 1 / 0 7  

1 Westinghouse Blvd 

Vanderbijlpark 

1911 

Atiyyah Saloojee BSc. URP (Hons) | 

Saffiyya Daya BSc. URP (Hons) 

www.nodetownplanning.co.za 

info@nodetownplanning.co.za 

+27 82 908 7386 | +27 83 775 2223 

 

 

 

The Executive Director 

Development Planning 
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_____________________________ 

Dear Sir       

 

APPLICATION IN TERMS OF SECTION 21 OF THE CITY OF 

JOHANNESBURG MUNICIPAL PLANNING BY-LAW, 2016, FOR THE 

AMENDMENT OF LAND USE SCHEME (REZONING) IN TERMS OF 
 

ERF 547 GREENSIDE 

 

REZONING FROM “SPECIAL” TO “BUSINESS 1” 
 

 

Herewith is an application on behalf of the owner of ERF 547 GREENSIDE, for the Rezoning 

of the subject property from “SPECIAL” to “BUSINESS 1”, for the purpose of “Shops”, subject 

to certain conditions. 

21 June 2024



 

The proposed rezoning will allow the owner to develop “Shops”, as per the requirements in 

the City of Johannesburg Land Use Scheme, 2018. The motivating memorandum clarifies how 

the application is guided by and adheres to all relevant policy frameworks and plans and more 

specifically to the Johannesburg SDF 2040 and The Nodal Review Policy, 2020. 

  

The need and desirability of the Rezoning application is included and also elucidates how it 

aligns with the land use trajectory of Lenasia, and how this is in line with the supporting uses 

for a “Sub Urban Zone” in the Nodal Review Policy, 2020. 

 

Please find the following information and documentation attached herewith in support of 

the application: 

 

• Application Form – Form A  

• Power of Attorney  

• Company Resolution 

• Title Deeds 

• Zoning Information 

• Response to Enquiry 

• Motivating Memorandum  

• Locality Plan  

• Land Use Map  

• Zoning and Density Zoning Plan  

• Proposed scheme clauses, schedules, maps, and annexures  

• Table of Existing and Proposed Rights  

• Proposed Site Development Plan  
 

We trust that the above is in order, and we humbly request your consideration in the 

approval of the application. 

 

Your benevolent consideration will be sincerely appreciated. 

 

Yours Faithfully 

 

 
_________________________ 

(SAFFIYYA DAYA) 

NODE Town Planning & Design (Authorized Agent) 
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Corporate Geo-Informatics (CGIS) 8th floor, A block, Metro Centre, 158 Civic Boulevard, Braamfontein  Page 1 of 1 

 

ZONING INFORMATION 
NOTE PAD 

REQUESTED BY:  

LAND USE SCHEME:                  CITY OF JOHANNESBURG LAND USE SCHEME , 2018 

NAME OF APPLICANT:  

ERF / HOLDING / FARM PORTION: 547 (1012 m2)   

TOWNSHIP NAME / HOLDING NAME / FARM NAME: GREENSIDE 

STREET NAME AND NUMBER: 15 GLENEAGLES ROAD 

  ZONING INFORMATION 

USE ZONE: Special 

HEIGHT ZONE: A:H0 (REFER TO TABLE 4 & ATTACHED AMENDMENT SCHEME) 

FLOOR AREA RATIO: REFER TO ATTACHED AMENDMENT SCHEME  

COVERAGE: REFER TO ATTACHED AMENDMENT SCHEME 

DENSITY:     1 dwelling per - m2    

BUILDING LINE:  REFER TO ATTACHED AMENDMENT SCHEME 

PARKING:  AS PER SCHEME 

AMENDMENT SCHEME APPLICABLE: 191N 

SERVED BY:           Sanelise DATE: 12/06/2024 

 
The Town Planning Scheme is open for inspection at the 8th floor, 158 Civic boulevards (previously 158 
Loveday Street) between 8:00 and 15:30 weekdays. The applicant must verify the information contained 
herein by inspection of the Town Planning Scheme. Whilst the utmost is done to ensure accuracy, the City of 
Johannesburg does not accept responsibility for any incorrect information given on this form. 
 
The applicant’s attention is drawn to the general provisions of the Town Planning Scheme. 
 
It should be noted that the provisions of the Town Planning Scheme do not override any restrictive conditions 
that may be contained in the Title Deeds. 
 
PLEASE NOTE: 
No information will be given telephonically due to the technical and interpretive complications. 
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EXECUTIVE SUMMARY 

This application is made to the City of Johannesburg Metropolitan Municipality (“the local 

authority”) in terms of the provisions of Section 21 of the City of Johannesburg’s Planning 

By-Laws, 2016, for the Amendment of Land Use Scheme (Rezoning) in terms of ERF 547 

GREENSIDE (“the subject property”), subject to certain conditions, to rezone from 

“SPECIAL” to “BUSINESS 1”, subject to certain conditions, in order to enable the 

development of a business use, in the form of shops. 

 The subject property is currently developed as a single storey building, with shops. The 

subject property is located within Greenside, a growing mixed-use hub in Johannesburg, 

with adjacent access to the arterial route, Barry Hertzog Avenue. This route supports a 

variety of public and private transportation, in the form of minibus taxis, private 

transportation and Metro Bus.  

The subject property finds itself within in the General Urban Zone of the Nodal Review 

Policy, 2019/2020. The development intent for this zone is medium-intensity development 

comprising 5-storey residential and mixed-use buildings. The minimum residential density 

allowance is 60 dwelling units per hectare  

The local authority pursues a compact city and an inclusive city, through the 

implementation of various spatial policies, including the Johannesburg SDF 2040 and the 

Nodal Review Policy, guided by SPLUMA, 2013. This becomes attainable through the 

provision of job opportunities in close proximity to residential areas as well as through 

the intensification and diversification of land uses in previously primarily “Residential 1” 

zones. Convenient access to employment opportunities and amenities in residential areas 

allows for the efficient use of existing land and infrastructure resources.  

We recommend that the approval of this Application, for the purpose of the 

development of “Shops”, as defined by the City of Johannesburg Land Use Scheme, 2018, 

will result in positive intensification of land uses, the creation of employment and the 

contribution towards the concept of a Compact City, where opportunities are created 

within residential areas.   
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INTRODUCTION 

1.1. AIM OF THE APPLICATION  

The aim of the application is to amend the City of Johannesburg Land Use Scheme, 2018, 

in terms of ERF 547 GREENSIDE, by submitting an Amendment of Land Use Scheme 

(Rezoning) application to the City of Johannesburg, to amend the zoning from “SPECIAL” 

to “BUSINESS 1” to enable the registered owners of the abovementioned properties to 

develop the said property for the purpose of “Shops”, as supported in the City of 

Johannesburg Nodal Review, 2020 for a General Urban Zone. 

This Amendment of Land Use Scheme (Rezoning) Application in terms of Section 21 of 

the City of Johannesburg Municipal Planning By-Law, 2016 read together with the Spatial 

Planning and Land Use Management Act (Act 16 of 2013). 

This Rezoning Application presents the current and proposed site attributes, the need 

and desirability of the proposed development description and how it is in alignment with 

the relevant policy frameworks implemented by the City of Johannesburg and its 

relevance to the context of Greenside, wherein the site is located.  

SITE DETAILS 

2.1. LOCATION 

Erf 547 located at 15 Gleneagles Road, Greenside. 
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2.2. AERIAL VIEW OF SUBJECT PROPERTY 

  

 

1:1000 

2.3. ERF SIZE: 

ERF 547 Greenside measures 1012m² 

 

2.4. EXISTING DEVELOPMENT ON THE LAND 

Erf 547 is currently developed with shops. The shops vary in size and typology and include 

a tailor (and clothing retailer), supermarket, electronic store and a beauty parlour. 

 

2.5. SURROUNDING LAND USE PATTERN  

The surrounding land use pattern is as follows: 

- North of site:       Erf 548:                Single Dwelling Unit 

- East of site:          Erf 545:                Business Use (Media Company) 

- South of site:       Erf 209:                Business Use (Restaurants)                 

- West of site         Erf 549:                Hairdresser 

The surrounding land uses are indicated on the Land Use Plan attached in the Annexure. 
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2.6. EXISTING ZONING CONTROLS 

In terms of the City of Johannesburg Land Use Scheme 2018, the following zoning 

controls are currently applicable to ERF 547 GREENSIDE: 

ZONING CONTROL DESCRIPTION 

ERF 547 

TOWNSHIP GREENSIDE 

USE ZONE Special 

PRIMARY RIGHTS DWELLING HOUSES 

SECONDARY RIGHTS WITH 

CONSENT 
OFFICES AND SHOWROOM 

USES NOT PERMITTED BANKS, BUILDING SOCIETIES, MEDICAL 

CONSULTING ROOMS, RESTAURANT, CANTEENS, 

WAREHOUSE AND FACTORIES 

FAR Existing House plus an Increase 

COVERAGE unspecified 

DENSITY Unspecified 

HEIGHT ZONE 0 – Maximum 3 storeys 

BUILDING LINES As per scheme 

PARKING As per scheme 

 

A copy of the existing Amendment Scheme 191N with the existing zoning controls is 

attached in the Annexure. 
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2.7. SURROUNDING ZONING STRUCTURE  

In terms of the City of Johannesburg Land Use Scheme 2018, the following zoning pattern 

surrounds Erf 547 Greenside: 

NORTH OF SITE: “RESIDENTIAL 1” 

SOUTH OF SITE: “BUSINESS 1” 

EAST OF SITE: “RESIDENTIAL” 

WEST OF SITE: “RESIDENTIAL” 

 

The surrounding zoning patterns are indicated on the Zoning Plan attached. 

 

LEGAL INFORMATION 

 

3.1. DEED OF TRANSFER DOCUMENT  

The title deed transfer number in relation to Erf 547 Greenside is T000010983/2023. 

There are no restrictive conditions in the title deeds that limit or restrict the proposed 

development of Shops. Restrictive conditions have been removed in 2003. 

 

The Title Deed is attached in the Annexure. 

The Promulgation Notice for the Removal of Restrictive Conditions is attached in the 

Annexure. 
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3.2. OWNERSHIP 

Erf 547 Greenside is registered in the name of S M I RAFT PROPERTY INVESTMENTS CC. 

 

3.3. BONDHOLDER INFORMATION 

There is no bond attached to the two erven. 

 

ZONING AND DEVELOPMENT PROPOSALS 
 

 

4.1. ZONING PROPOSALS 

The goal of this rezoning application, in terms of the subject property, is to amend the 

City of Johannesburg Land Use Scheme 2018, by applying to amend the zoning from 

“SPECIAL” to “BUSINESS 1” for the Primary Land Use Rights of “Shops”  

The City of Johannesburg Land Use Scheme, 2018, lists the following land use rights 

under a “Business 1” use zone:  
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4.1.1. PROPOSED ZONING AMENDMENT TABLE  
 

PROPOSED ZONING AMENDMENT 

ZONING BUSINESS 1 

PRIMARY LAND USE RIGHTS SHOPS 

SECONDARY LAND USE RIGHTS  As Per Scheme 

LAND USES SPECIFICALLY 

EXCLUDED 
RESTAURANT, CANTEEN, WAREHOUSE 

FLOOR AREA RATIO (FAR) 1,2 

COVERAGE 60% 

HEIGHT H0 – up to 3 storeys 

DENSITY As per scheme 

PARKING 6 bays per 100m² 

BUILDING LINES As per scheme 

ACCESS 
Vehicular and Pedestrian entrance and exit from 

property will be on Gleneagles Road 
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TOWN PLANNING INFORMATION 

4.1. ACCESSIBILITY 

Erf 547 is accessible from Gleneagles Road, which is connected to Barry Hertzog Avenue, 

Greenside.  

 

4.2. PROPOSED ACCESS TO THE ERF  

The site will obtain access and have its entrance and exit from Gleneagles Road, 

Greenside. 

 

4.3. LOCATION IN RELATION TO ITS SURROUNDS AND ASSOCIATED 

ACTIVITIES 

The portion of Greenside wherein the subject property falls, displays the following 

characteristics: 

• Mixed Land Uses- This portion of Greenside is largely of a residential and business 

nature. There is a diversity in dwelling types such as single dwelling units, 

apartments and townhouses as well as guest houses. There is a large business 

component with a strong social aspect in Greenside. There is a large 

predominance of restaurants, franchises, take-away cafes, coffee shops, 

boutiques, hairdressers, retail stores, professional services, and small businesses 

as well as offices and joint workspaces. 

• The strong prevalence of the sale of specialty food and diverse cuisines in the 

area has made Greenside well-known space for social interaction. Pedestrian 

activity is flourishing, and this portion of Greenside is a hub of day and night 

activity. There is an accomplished flow between the street and building activity, 

making the streetscape rich and providing a successful street life.  
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• There are business uses located adjacent to and to the south of the proposed site, 

thus the proposed development is in alignment with the land use pattern that is 

surrounding the site. 

• The arterial route, Barry Hertzog Avenue is connected to Gleneagles Road.  

 

4.4. ACCESSIBILITY AND LINKAGE THROUGH VEHICLE MOBILITY AND 

PEDESTRIAN MOVEMENT 

The subject property will obtain direct entrance and exit points from Gleneagles Road.  

The site is located in a mixed-use area. The south of the site is marked largely by 

economic uses (restaurants, small business, offices, shops). Accessibility to the road 

network is well established, with direct access from Barry Hertzog Avenue. Mobility and 

linkage to surrounding uses from the proposed site via the road network is legible.  

The site’s easy access to the fundamental arterial road that is Barry Hertzog Avenue, is of 

much significance. This is also classified as a complementary BRT Route and it is along this 

road that residents and those employed in the area are able to access public 

transportation and utilise the BRT system to and from surrounding neighbourhoods or 

other amenities, as well as to surrounding areas and access to the Johannesburg CBD. 

Barry Hertzog Avenue links Victory Road at the north all the way to Empire Road in 

Auckland Park, far to the south of the site.  

Accessibility, amenities and economic opportunities are key attributes of the surrounds 

of the site. The proposed rezoning also seeks to provide employment due to the nature 

of the land use proposed, hence contributing to the economic and socio-economic base 

of Greenside.  

 

4.5. PARKING 

Parking on the site will be provided as per the requirements and recommendations of the 

City of Johannesburg Land Use Scheme, 2018 for SHOPS/RETAIL. 
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The parking ratio adhered to is: 6,0 bays per 100m².  

A total of 17 parking bays will be provided on-site. 

 

The Site Plan attached illustrates 31 parking bays provided on-site. 

 

MOTIVATION 

5.1. NEED AND DESIRABILITY  

The intention of the owners is to develop the said property into “Shops” 

This proposed use is in keeping with the nature and trajectory of the surrounding area’s 

land uses and also aligns with the mixed-use social hub that Greenside is well known for.   

One of the shops that currently exists on the subject property is a supermarket, which 

sells daily goods to serve local needs. It is always a necessity to have a local supermarket 

within a residential area in order to serve the local community with their daily bread and 

milk. Retail and economic activity boosts overall socio-economic activity in the area, 

provides employment, assists in keeping activity streets alive, promotes economic 

investment and this increases the property values of the suburb of Greenside as a whole. 

Greenside is a growing mixed-use area that includes a large residential element, amenities 

for residents and facilities that are conducive for convenience, community-based lifestyle, 

a strong business component and an emergent economic development factor that is 

attracting investment 

 

PARKING REQUIREMENT 
PROPOSED NUMBER OF BAYS 

PROVIDED ON-SITE 

Shops 
6,0 bays per 

100m² 
17 
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5.2. COMPLIANCE WITH RELEVANT POLICIES  

5.2.1.  SPATIAL PLANNING AND LAND USE MANAGEMENT ACT 

(SPLUMA) 2013  

Section 7 of SPLUMA outlines the development principles that apply to spatial planning, 

land development and land-use management. The following table illustrates how the 

proposed site and the development of a residential accommodation will align with these 

principles and will comply with SPLUMA 2013 in the following manner:   

 

SPLUMA Referral 

under Section 7: 
HOW WILL THE SUBJECT PROPERTY COMPLY? 

7(a) 

Spatial Justice 

The proposed development intends to derive revenue from the retail, 

shops and office space on site. Increased economic activity is beneficial 

to an area as it attracts investment, creates employment and 

encourages community-based lifestyles where residents can benefit 

from the development in terms of access and economic value. 

7(b) 

Spatial 

Sustainability 

The development of ERF 547 Greenside is relevant to the surrounding 

character of Greenside. There is a growing socio-economic element in 

the area and the proposed site promotes a viable and sustainable use 

in relation to its surrounding land uses. The development of Business 

Use in close proximity to other surrounding uses of the same nature 

displays a growing socio-economic trend that is symbolic of economic 

growth, convenience and activating streets. 

7(c) 

Efficiency 

The development of the site will utilise existing infrastructure and 

follow the land-use management processes in place by the City of 

Johannesburg. This will ensure that all relevant authorities and 

departments are in agreement with the said development, allowing 

the proposed site to develop in an efficient manner, placing no 

additional strain on any infrastructure. 
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7(d) 

Spatial Resilience 

The proposed development complies with the objectives and 

guidelines declared in the City of Johannesburg Nodal Review 

2019/2020. The development contributes to the local economy and due 

to the presence of many business uses in the area, it promotes the 

street life and street activity of Greenside, making it conducive to 

economic activity and serving local needs 

7(e) 

Good 

Administration 

The Rezoning Application process for ERF 547 Greenside is guided by 

the requirements of the City of Johannesburg and will follow all 

regulations and processes as set out by the Local Authority. 

 

5.2.2. THE SPATIAL DEVELOPMENT FRAMEWORK (SDF) 2040 (2016)  

 As per the SDF 2040 (2016), Erf 547 Greenside are located within the Consolidation Zone. 

While the SDF 2040 outlines that this zone includes the established suburban built up 

areas for lower to medium density suburban areas, this site is within good reach of 

diverse activities, amenities and transportation routes. The three high order roads that 

surround the site act as a buffer to the neighbouring lower intense residential homes.  

 

5.2.3. THE CITY OF JOHANNESBURG NODAL REVIEW POLICY 2020  

Erf 547 Greenside are located within the General Urban Zone as per the Nodal Review 

policy 2020 (now an annexure to the SDF), see page 48 of 98 Map books contained in the 

annexure. The Nodal Review 2020 promotes more robust, mixed use, walkable 

developments within this zone. The proposed business use is compatible with this.  

The Nodal Review 2020 prescribes a minimum density with an uncapped density, light 

commercial, residential, offices, retail, public open space, recreation, community services, 

childcare, health care, and small scale non-polluting (including noise) urban 

manufacturing to support the residential density. The proposed uses fall under “light 
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commercial” and there is no intention to develop uses that are polluting or contradictory 

to the uses listed under the Nodal Review 2020. 

The current nature of the context of Greenside is an activity strip that is characterised by 

small businesses and restaurants that service the immediate neighbourhood and acts as a 

connector to the neighbouring communities. The proposed uses such as the hair salon 

and hardware store provide services and items that are beneficial to the daily 

requirements of community members and those in surrounding neighbourhoods. Small 

businesses also assist the local economy by creating jobs and contributing to the rates 

base of the suburb. 

Page 48 of 98 Map Books of the Nodal Review Policy 2020 is contained in the annexure. 

 

5.3. COMPATIBILITY 

The proposed development does not deter from its surrounding land-use pattern nor 

does it demonstrate a land-use that may negatively impact the existing physical 

environment or contiguous erven.  

The proposed development is in direct correlation to all above-mentioned policy 

frameworks is therefore compatible with the land-use pattern, policy, and region 

objectives. 

 

5.4. SERVICES 

The proposed site does not require additional bulk infrastructure provision that will put a 

strain on the existing water, electricity, and sewage service network. Should the 

proposed development require additional bulk services, this will be guided by the City of 

Johannesburg and the relevant External departments, and will follow the process as 

required by the local authority to obtain these services. 
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5.5. TRAFFIC GENERATION 

The proposed site will generate minimal traffic that will contribute to vehicle mobility to 

and from the site. This is a minimal amount and will not produce any further traffic 

congestion. All parking bays will be provided on the property and on-street parking will 

not be required or utilised. 

 

CONCLUSION AND RECOMMENDATION 

 

This Amendment of Land Use Scheme (Rezoning) submitted in terms of ERF 547 

Greenside, applies for the amendment of the City of Johannesburg Land Use Scheme 

2018, by altering the zoning from “Special” to “Business 1” to allow for “Shops”  

 

The Rezoning is steered by the developmental policies and frameworks of the City of 

Johannesburg and is further in adherence to the development guidelines, principles and 

objectives of SPLUMA 2013, SDF 2040 and Nodal Review 2020. The need and desirability 

of the proposed rezoning has been addressed along with the explanation of the value 

that the proposed site will add to the existing local environment and community as well 

as contributing to the economic growth of the area. 

 

It is therefore recommended that the above Rezoning Application be approved. 
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