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___________________________________________________________________ 
 

 
Zu Designs  
October   2023 

 

A.  INTRODUCTION 

 

The land-owner MUHAMMAD OMAR, (refer to attached letter of authority) of a 

property located at 24 Inanda Road, Hillcrest, proposes to develop the site as a 

Fuelling and Service Station. The site can be located by means of the attached  

Locality Plan (Annexure 1) and is currently covered by a Special Residential 

1800 zone. An application for rezoning is therefore required. The land-owner has 

therefore instructed Zu Designs (hereafter referred to as the applicant) to submit 

an application on his behalf in terms of the Ethekweni Municipality Planning & 

Land Use Management Second Amendment By-Law, 2021 (Notice 95 of 2021). 

The application is therefore lodged as per Section 28. 

 

The application site is registered as Erf 69 Belvedere,is 4497 m2 in extent and 

has a single frontage onto Inanda Road.  

 

B.  DEVELOPMENT PROPOSAL  

 

The site currently is developed with a residential building and ancillary 

outbuildings located along the southern boundary, with the balance of the site 

used as garden space. 

 

It is proposed to develop a Fuelling and Service Station on the site with the 

underground tanks fall below the size that would trigger an EIA. At this stage 

there is no site layout plan which has been prepared as a full building plan will be 

submitted before any development takes place and only upon notification of a 

successful rezoning of the site.  
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Due to the site being raised above Inanda Road it is likely that the proposed 

development would require the site to be tiered to reduce the height of the 

forecourt to a level closer to the Inanda Road frontage level. This would also 

serve to reduce any possible noise generated by the facility as the required 

retaining walls would act as a sound buffer. This would also serve to reduce the 

visual impacts for the immediate surrounding neighbours. It should also be noted 

that the adjoining houses are also orientated away from overlooking the 

application site. 

 

Due to its location the site will utilize a left in and left out access which would only 

serve the westbound traffic on Inanda Road. 

 

C.  EXISTING LAND USE 

 
The application site currently contains a good quality residential structure and 

ancillary outbuildings.  Stands to the west and east are developed as residential 

land uses with the neighbouring site to the east operating a Bed & Breakfast 

facility. The terrain on the application site falls away gently in a southerly to 

northerly direction, which results in the structures being elevated above road 

level 
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A view of the site from Inanda Rd looking south-easterly 

 

 
A view of the application site (on the left) looking south west on Inanda Road  
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AERIAL VIEWS OF THE AREA 
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The existing town planning controls applicable to the site are:  

Zoning:   Special Residential 1800 

Controls:   30% coverage 

Bulk:    0.35 

Height:   2 Floors 

Min Erf Size:   1 800 m2 

 

Permitted in terms of existing zone:  

Lot Size:   4497 m2  

Coverage:   Permitted 1 349.1m2 

Bulk:    Permitted 1 573.95m2 

Height:   2 Storeys 

 

The proposed town planning controls proposed on  the site are:  

Zoning:   Fuelling and Service Station 

Controls:   40% coverage 

Bulk:    0.20 

Height:   2 storeys 

Min Erf Size:   1 800 m2 

 

Permitted  in terms of proposed zone : 

Lot Size:   4497 m2  

Coverage:   Permitted 1 798.8m2 

Bulk:    Permitted 899.4m2 

Height:   2 Storeys 
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(c) the development principles; *This application reflects the principles  as 

outlined in the framework plan  wherein densification requires additional 

services . 

(d) the type of application submitted;  

(e) the procedure followed in assessing the application;  

(f) the Integrated Development Plan and Municipal Spatial Development 

Framework; *This application adheres to the IDP and Spatial Development 

principles.  

(g) the developmental goals and vision of the Municipality; *This application 

reflects the Municipalities goals  as outlined in the framework plan  

(h) the provisions of the land use scheme; *The application adheres to the 

land use scheme in that it utilises an existing land use zoning.  

(i) the National and Provincial Spatial Development Frameworks; and where 

applicable Regional Spatial Development Frameworks; *As above  

(j) the package of plans; *As above  

(k) any objections or comments lodged in response to the public participation 

process; *To follow after process initiated  

(l) any written response lodged by an applicant to objections or comments 

received; *To follow after process initiated  

(m) any comments received from internal departments, organs of state and state 

owned enterprises; *To follow after process initiated  

(n) the public interest; *To follow after process initiated  

(o) the state and impact of engineering services, social infrastructure and open 

space requirements; *To follow after process initiated  

(p) development charges; *To follow after process initiated  
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 (q) the facts and circumstances relevant to the application;  

(r) the respective rights and obligations of all those affected by the application;  

(s) a planners written evaluation and recommendation;  

(t) compliance with environmental legislation and any other applicable legislation 
dealing with planning and land use management;  

(u) recommendations made by the Joint Advisory Committee;  

(v) the role and interest of a Traditional Council in the application;  

(w) any applicable policy of the Municipality with regards to decision making,  

planning and land use management;  

 

Whilst a number of the elements above form a part of the process that will follow 

the submission of the application, it is contended that the critical elements that 

are required of an application have all been adequately addressed within the 

application. 

 

 

 

H.  SUMMARY & RECOMMENDATION  

 

The proposed rezoning, whilst providing for much a needed fuelling facility, can 

do so whilst not compromising the residential amenity of the area. The rezoning 

of the application site to a Fuelling and Service Station = zone would appear to 

be a logical extension to the Outer West Town Planning Sub-Scheme in that 

there are no vacant fuelling station sites available in the Outer West area and this 

site appears suitable for the proposed use. 

 

The applicant therefore requests that favourable consideration be given to the 

request for the rezoning of land at 24 Inanda Road, Hillcrest, otherwise known as 

20
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1. Introduction 

Emaan Traffic Engineers (Pty) Ltd was appointed to undertake a Traffic Impact Assessment (TIA) for the 
proposed Rezoning of 24 Inanda Road, Hillcrest on a site of Erf 69 Belvedere. The development is situated 
in Hillcrest and falls under the jurisdiction of the eThekwini Municipality. Figure 1 below shows the Site 
Location. Site Development Plan is in Appensix A.  

 

Figure 1: Site Location 
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2. Key Information 
An overview of the key site and development details is provided in Table 1 below. 

Items Details 

Current Zoning Special Residential 1800 
Property Details Rem of Erf 69, Belvedere 

Proposed Zoning Fuelling and Service Station 

 

Table 1: Overview of Site and Development Details 

  

Rem of Erf 69, Belvedere 
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3. Study Area 

The development will be situated on Remainder of Erf 69 Hillcrest The development falls within the 
jurisdiction of the eThekwini Municipality. Access and exit to the site are currently a left in and left out 
off Inanda Road. The development is located 0.55km south-east of the Camelot Golf Club Estate and 2km 
north-west from The Hillcrest Corner Shopping Mall.  

The Locality Plan of the proposed development site is shown in Figure 2 below. 

Figure 2: Locality Plan 
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4. Road Network 
4.1 Inanda Road 
Road Element Description 
Road Width 25.0m 
Number of lanes 2x2 Dual Carriageway 
Jurisdiction KZN DOT 
Road Class Class 2 
Sidewalks Yes 
Speed Limit 80km/h 
Location Category Urban 
Traffic Calming Measures None 
Street Lights Yes (Centre Island) 
Required Shoulder Sight Distance 45m as per UTG7 

 
  

Inanda Road 
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4.2 Valley Drive 
Road Element Description 
Road Width 6.0m 
Number of lanes 1x1 single carriageway 
Jurisdiction eThekwini Municipality 
Road Class Class 5 
Sidewalks None 
Speed Limit 40km/h 
Location Category Residential 
Traffic Calming Measures None 
Street Lights Yes (northern road edge) 

 

 

  Valley Drive 
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4.3 Hilltop Road 
Road Element Description 
Road Width 9.0m 
Number of lanes 1x1 dual carriageway 
Jurisdiction eThekwini Municipality 
Road Class Class 4 
Sidewalks Yes 
Speed Limit 40km/h 
Location Category Residential 
Traffic Calming Measures None 
Street Lights Yes (northern road edge)  

 
 
 

 
 
 
 
 

 

Hilltop Road 
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4.4  West Riding Road  
Road Element Description 
Road Width 8.6m 
Number of lanes 1x1 single carriageway 
Jurisdiction eThekwini Municipality 
Road Class Class 4 
Sidewalks Yes  
Speed Limit 40km/h 
Location Category Residential 
Traffic Calming Measures None 
Street Lights Yes (northern and southern road edge)  

 
 
 

 
 
 
 
 
 
 

 

Westriding Road 
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5. Existing Traffic Conditions 
5.1 Traffic Counts 
The existing traffic volumes on the surrounding road network immediately surrounding the site were 
obtained from classified traffic counts undertaken at the following intersections on Friday, 23 August 
2023: 

�x Inanda Road / Valley Road  
�x Inanda Road / Hilltop Road / Westriding Road 
�x Inanda Road / Site Access 

The traffic counts were undertaken from 06:00 to 18:00 during a typical weekday, recording all 
movements by vehicle type. An analysis of the traffic counts revealed that the Weekday AM peak hour 
on this road network occurred from 06:45 to 07:45 and the Weekday PM peak hour occurred from 16:15 
to 17:15, both of which are typical peak commuter periods for a commuter during the morning and 
afternoon in an urban area.  

The results and analysis of the traffic counts are contained in the Appendix A to this report. The 2023 
Weekday AM and PM peak hour traffic volumes on the surrounding road network are shown in the figure 
below. 
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Figure 3: Existing Peak Hour Traffic Volumes 
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5.2 Existing Year Traffic Analysis 
The existing year traffic analysis (2023) will be carried out by analysing the existing traffic volumes only.  

5.2.1 Inanda Road / Valley Drive 

 
  

 

AM Peak Hour 

 

 

 

PM Peak Hour 

 

The SIDRA analysis indicates that the intersection operates at an acceptable Level of Service during the 
AM and PM peak hour. 
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Table 2: Intersection of Inanda Road/Valley Drive Existing AM(PM) Peak Sidra Analysis 

 Approach Avg. Delay 
(sec) 

Deg. Satn 
(v/c) 

Que Length 
(m) 

Critical Gap Follow-up 
Headway 

AM North 0.2 0.465 0 4.5 2.6 East 12.4 0.002 0 4.5 
PM North 0.2 0.296 0 4.5 2.6 East 10.2 0.053 1.5 4.5 
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5.2.2 Inanda Road / Hilltop Road / Westriding Road 

 

  

 

 

  

AM Peak Hour 

 

 
 

 

 

PM Peak Hour 

 

The SIDRA analysis indicates that the intersection operates at a good Level of Service during the AM and 
PM peak hour. 
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Table 3: Intersection of Inanda Road/Hilltop Road/Westriding Road Existing AM(PM) Peak Sidra Analysis 

 Approach Avg. Delay 
(sec) 

Deg. Satn 
(v/c) 

Que Length 
(m) Critical Gap Follow-up 

Headway 

AM 

North 21.3 0.769 198.8 4.5 2.6 
East Left 30.2 0.740 74.0 4.0 2.4 
East Right 4.5 2.6 

South 19.9 0.629 110.4 4.5 2.6 
West Left 21.9 0.390 34.9 4.0 2.4 
West Right 4.5 2.6 

PM 

North 7.6 0.625 33.4 4.5 2.6 
East Left 18.5 0.620 27.4 4.0 2.4 
East Right 4.5 2.6 

South 7.3 0.577 57.5 4.5 2.6 
West Left 14.0 0.369 13.0 4.0 2.4 
West Right 4.5 2.6 

 

 
5.2.3 Summary of existing Traffic analysis 

 

The table below provides the summary of existing traffic analysis: 

No Intersection Existing level of 
service 

Upgrade needed 

1 Inanda Road / Valley Drive Acceptable No 

2 Inanda Road / Hilltop Road / Westriding Road  Acceptable No 
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6. Planning Year Traffic Analysis without Development Traffic 
6.1 Assessment Years  
The maximum potential trip generation of the proposed site during the peak periods will be less than 2 
000 veh/h and therefore a design horizon year of 5 years (2028) needs to be assessed in terms of ETA 
Traffic Impact and Site Traffic Assessments Manual.  

6.2 Traffic Growth Rates  
To assess the 5-year design horizon the existing background peak hour traffic needs to be factored up by 
a specified growth rate from 2023 to 2028. The Hillcrest area has the potential to develop further, 
therefore increasing the traffic volumes in this area in the future. Due to this a 2.5% per annum growth 
rate as indicated in the ETA Traffic Impact and Site Traffic Assessments Manual is considered reasonable 
for the roads expected to be affected by the traffic generated by the proposed development. The existing 
traffic volumes were thus factored up by a compound growth rate of 2.5% to a 2028 5- year design 
horizon. The 2028 5-year design horizon background traffic is shown below in the figure. 
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Figure: Planning Year Traffic Volumes without Development Generated Traffic 
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6.3  Inanda Road / Valley Drive 

 
  

 

AM Peak Hour 

 

 

PM Peak Hour 

 

The SIDRA analysis indicates that the intersection operates at an acceptable Level of Service during the 
AM and PM peak hour. 
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Table 4: Intersection of Inanda Road/Valley Drive Planning Year AM(PM) Peak Sidra Analysis 

 Approach Avg. Delay 
(sec) 

Deg. Satn 
(v/c) 

Que Length 
(m) 

Critical Gap Follow-up 
Headway 

AM North 0.2 0.527 0 4.5 2.6 East 17.1 0.148 3.5 4.5 
PM North 0.3 0.341 0 4.5 2.6 East 11.5 0.083 2.2 4.5 
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6.4 Inanda Road / Hilltop Road / Westriding Road 

 

  

 

AM Peak Hour 

 

 
 

PM Peak Hour 

 

The SIDRA analysis indicates that the intersection operates at a good Level of Service during the AM and 
PM peak hour. 
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Table 5: Intersection of Inanda Road/Hilltop Road/Westriding Road Planning Year AM(PM) Peak Sidra 
Analysis 

 Approach Avg. Delay 
(sec) 

Deg. Satn 
(v/c) 

Que Length 
(m) Critical Gap Follow-up 

Headway 

AM 

North 45.4 0.950 320.7 4.50 2.60 
East Left 33.8 0.865 81.7 4.00 2.40 
East Right 4.50 2.60 

South 17.2 0.702 107.6 4.50 2.60 
West Left 21.0 0.456 34.8 4.00 2.40 
West Right 4.50 2.60 

PM 

North 14.7 0.566 73.4 4.50 2.60 
East Left 28.6 0.824 52.2 4.00 2.40 
East Right 4.50 2.60 

South 19.3 0.821 154.5 4.50 2.60 
West Left 19.5 0.426 24.4 4.00 2.40 
West Right 4.50 2.60 

 

 

6.4.1 Summary of 5 Year Background Traffic analysis 

 

The table below provides the summary of the 5-year background traffic analysis: 

No Intersection Existing level of 
service 

Upgrade needed 

1 Inanda Road / Valley Drive Acceptable No 

2 Inanda Road / Hilltop Road / Westriding Road  Acceptable No 
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7. Traffic Demand Estimation 
7.1 Development Particulars 

Emaan Traffic Engineers (Pty) Ltd was appointed to undertake a Traffic Impact Assessment (TIA) for the 
proposed 24 Inanda Road, Hillcrest Development. The site currently consists of a residential building and 
ancillary buildings located along the southern boundary. The current site is zoned as Special Residential 
1800. The Proposed site zoning is to be a Fuelling and Service Station 

 
7.2 Proposed Access Location 
The proposed new access to the site is shown in the figure below. 
 

1. Access 1: 24 Inanda Road (Class 2 KZN DoT Road) 
 
The Acces to the Proposed Fuelling and Service Station will be off off Inanda Road. Southbound will be 
left into the site and northbound will utilise an existing right turn into the site. 
 

 
 
 

Proposed Site Access 

Figure 4: Proposed Access location 
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Figure 5: Proposed Site Access 

Proposed Site Access 
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7.3 Trip Generation Rates and Modal Splits 
 

The trip generation rates for the above-mentioned land uses as contained in the TMH17 South African 
Trip Data Manual have been used to calculate the maximum potential traffic that could be generated by 
the proposed development.  

The trip generation rates and directional splits for the above-mentioned land uses that were obtain from 
TMH17 South African Trip Data Manual are shown below. 

 

Table 6: Maximum Potential Trip Generation by Peak Hour 

Site Intersection 
Traffic 

Volume 
(veh/h) 

Trip Gen 
Rate 

Total 
Two-
Way 
Trips 

In/Out 

AM Peak 
Hour 

PM Peak 
Hour 

IN OUT IN OUT 

Fuelling 
and 

Service 
Station 

24 Inanda Rd 
(Southbound) 

1814 AM 4% 50:50 73 
37 36 24 23 

1172 PM 4% 50:50 47 

24 Inanda Rd 
(Northbound) 

1530 AM 4% 50:50 61 

31 30 34 34 
1693 PM 4% 50:50 68 

Total 68 66 58 57 
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7.4 Trip Distribution and Assignment 
The traffic generated by the proposed development was distributed based on the distribution pattern 
similar to the 2023 background traffic flows and local knowledge. The resulting trip distribution patterns 
during the AM peak and the PM peak hour for the Site Area of the proposed development are shown in 
the figures below. 

Based on the trip distribution pattern, the trips expected to be generated by the proposed development 
in have been assigned onto the surrounding road network as shown in the figures below.  
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Figure 6: Trip Distribution 
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Figure 7: Trip Generation  
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8. Planning Year Traffic Analysis with Development Traffic 
 

The planning year traffic analysis (2028) will be carried out by adding the 5-year background traffic 
volumes and the development generated traffic volumes. The 2028 design year background traffic 
volumes with the development generated traffic volumes of 24 Inanda Road is shown in the figure below. 
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Figure 8: Planning Year Traffic Volumes with Development Generated Traffic 
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