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 In support of an application for Rezoning in terms of eThekwini Municipality: Planning and 
Land Use Management Second Amendment By-Law 2021 (Municipal Notice 95 of 2021). 

 

317 SARNIA ROAD, 

(PORTION 24 OF ERF 638 SEA VIEW) 

PROPOSED REZONING OF LAND FROM SPECIAL RESIDENTIAL 400 TO HOTEL. 

 

 
 
 

 

  

P & S DESIGNS 
Mr P Praben Naicker 
163 Nature View Street 
 Croftdene 
 Chatsworth 
4092 
 (Email: prabennaicker@gmail.com) (Cell 0724265597) 





Page | 2    
  

2.3. EXISTING ZONING 
Currently, the site is situated in a residential area, and it is zoned Special Residential 400. Apart 
from the Medium Density Housing zoned site across the road, a Limited Commercial site 
Across the road to the left of the site, majority of the surrounding zonings are Special 
Residential 400.  
 
The controls for Special Residential 400 are as follows: 

 
2.4. EXISTING LAND USE AND SITE CONTEXT 
The site is being used as a bed & breakfast under previous authority. Observations of 
properties located in the area reveal a high concentration of residential accommodations, 
which is the trend in the area due to its proximity to the industrial hub and harbour. In essence 
the area still has a residential character by virtue of its built form therein. 

2.5. PHYSICAL CHARACTERISTICS OF THE SITE 
In terms of Topography, the site is characterized by sloping topography. It has some 
vegetation which is mostly grass and gardening surrounding the property. Access to the site 
is Sarnia Road. 

2.6. ADJACENT LAND USES 
In terms of the land use in the area, the site immediately adjacent, are zoned for special 
residential purposes. They differ in terms of size and structure, but the land use is 
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predominantly similar, where people operate other land uses that do not affect the overall 
amenity of the site and area as a whole. This means that the proposed application will not 
have a negative impact on the area. 

2.7. ADJACENT ZONING 
The majority of sites along Sarnia Road are Medium Density Housing, Special Residential 400, 
Special Residential 900 and General Residential 2. The proposal is not considered a spot 
zoning, due to there being multiple pockets of General Residential 2 zones in proximity to the 
site. 
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impact on the flow of traffic on Sarnia Road because the cars coming to the site will park on-
site. Sarnia Road is an active bus and taxi route. The hotel is an intended lodging facility for 
massive labour force that will be living close to work for various reasons.  

The type of service offered by hotels determines their star rating. The target market for this 
facility is for the short-term labour force as a customer base. In this regard, comfortable 
overnight stay with facilities like en-suites, necessary parking for out-of-town workers and 
shuttle services will be part of the services that will be offered. In this way there will be 
controlled traffic coming into the area. Patrons will be offered the shuttle service as a service 
to them. This will encourage customers to book and use this facility. This will relieve the 
burden on parking therein also. It should be noted that the facility will comply with the 
required parking.  

3.3. ENVIRONMENTAL CONSIDERATION 
Environmental considerations on the site include storm-water drainage systems, 20% of the 
site will have to accommodate landscaping. In terms of added air pollution, it will not have a 
big impact because it is a residential area. Waste is collected in the bin area and collected by 
Durban Solid Waste on a weekly basis. As the site dose forms part of DMOSS no environmental 
scoping report would be required.  
 
 Due to the nature of the proposal no additional impact is foreseen. 
 
3.4. ENGINEERING CONSIDERATIONS 
As the subject site is located within a developed suburb with built up roads, electricity, sewer 
and storm water reticulation, no upgrading or provision of new engineering services is 
anticipated. Engineering plans will be submitted to the municipality during the building plan 
stage. 
 
3.5. IMPACT ON SURROUNDING SITES 
The proposal to rezone the site will have minimum impact on surrounding sites. The owner 
wants to rezone Hotel, and this is an area that is predominantly residential in nature, 
therefore the proposal will not have a negative impact on the surrounding land uses therein. 

3.6. BULK INFRASTRUCTURE SERVICES 
3.6.1. WATER 
The site is well serviced by the eThekwini Metropolitan Municipality Water & Sanitation Unit. 
The site has access to water and sanitation services and this application is not anticipated to 
negatively impact these services. 

3.6.2. ELECTRICITY 
eThekwini Electricity is the licensed electricity distributor to the eThekwini municipality. The 
municipality purchases electricity from Eskom and distributes it to its customers. The site has 
access to electricity and is not anticipated to cause any interference with the electricity 
supply. 

3.6.3. STORM WATER 
The Storm water department is under the management of the Engineering unit which is 
responsible for the effective maintenance of the Storm water systems. The suburb exhibits a 
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  It will provide employment opportunities and community services near main corridors and 
employment areas.  

  It will provide hotel and accommodation services to the migrant work force and tourists at 
accessible locations.   

  It will optimize the use of existing infrastructure and contribute towards the diverse 
combination of land uses in the area.  

  Urban sprawl will be discouraged through the development by creating or at least setting 
the preconditions for a more compact urban form.  

  The proposal will not negatively impact on the fiscal, institutional, and administrative means 
of the municipality. It will enhance tourist spending and investment herein.   

Furthermore, unlocking the potential of the site and area can only be achieved through 
municipal approval. The proposed development is in an area which has high economic 
potential and close to the South Basin area. The proposals ultimate land use, resulting from 
the rezoning herein is a hotel which will create a trickledown effect on the economy and will 
allow for the hotel expansion for employment and permanent jobs for residents of eThekwini 
Municipality. In addition, infrastructure within the site is well developed and has the capacity 
to support the existing development, thus the proposal should be approved.  

  

The above is made in terms of SECTION 28 Category 3 of the eThekwini Municipality: Planning 
and Land Use Management By-Law 2021. It is therefore recommended that the proposed 
application for a Rezoning from Special Residential 400 to Hotel is made to the eThekwini 
Municipality for 317 Sarnia Road, Sea view in the eThekwini Central Region be accepted and 
approved.   
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VERIFICATION LETTER 
 

Project Description 
Rezoning to Hotel for the existing Bed & Breakfast operating under Special 
Consent at 317 Sarnia Road, Sea View 

  

Municipal Area eThekwini Metro Municipality 

  

Application type Rezoning 

  

Type of Report Traffic Impact Study 

  

Declaration 

 
The undersigned has been appointed as the registered professional for this 

Traffic Impact Study and has applied due diligence to the content of this 

report and endeavoured to ensure that the TIS is free of technical errors and 

takes full responsibility for its contents.  

 

I also undertake to attend any forum where the TIS is in dispute to report 

on matters that relate to the TIS. I understand and agree that the 

municipality shall not be liable to compensate me in this regard.  

 
  

Signed 

 

 

 

 

 

Full name Suresh Robert 

Relevant academic qualification BSc - Civil Engineering 

ECSA Professional registration 20160797 

  

Date 24 February 2025 

  

 
 

Prepared By:         SuRoCon Engineers (Pty) Ltd 
22 Hillbrow Road 

Kloof 
Durban 

3610 
 

+27(0) 81 248 0895 
 

traffic@surocon.co.za 
chettyg70@gmail.com 
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1. DEVELOPMENT PARTICULARS  
 
1.1 BACKGROUND  

 
Mr. W.G. Simpson, previous landowner of the application property located at 317 Sarnia Road, Sea View, 
operated a Bed & Breakfast with nine (9) bedrooms. This land use was granted under Special Consent 
Application No. 136/10/02, approved on 20 August 2003 with this approval given in Appendix A. 
 
Following the grant of Special Consent, Mr. W.G. Simpson sold the property at 317 Sarnia Road, Sea 
View with the new owners acquiring the property in November 2024, with the Deed of Transfer given in 
Appendix B. The new landowners’ intention is to continue operating the property as short-term 
accommodation having a hotel land use. Therefore, this application seeks to rezone the property to Hotel, 
which aligns with the Central Sub-Scheme. 
 
This rezoning application seeks to achieve two primary objectives, namely, to provide land use zone 
certainty and to facilitate the effective use of the property for its intended purpose operating as a Hotel as 
the primary land use. 
 
This application, submitted in accordance with the Spatial Planning and Land Use Management Act and 
the eThekwini Municipality: Planning and Land Use Management By-Law 2021, seeks to rezone Portion 
24 of ERF 638 Sea View , located at 317 Sarnia Road, Sea View, from Special Residential 400 to Hotel, 
which is consistent with the provisions of the Central Sub-Scheme. 
 
Consequently, SuRoCon Engineers  were appointed to undertake this traffic study that has been 
prepared in support of a rezoning application submitted to the eThekwini Municipality.  
 
Objectives  
The objectives were to assess the impact of the development on the existing transport system and if 
necessary to evolve appropriate mitigating measures that would be required to meet the anticipated traffic 
demand, under various scenarios. 
 

1.2 PROPOSED DEVELOPMENT 
 
The extent of the development is dependent upon the development parameters and the limitations set by 
the existing Hotel zone, under the eThekwini Central Town Planning Scheme zoning controls, with these 
controls given in the Town Planning Motivation Report. Hence, any proposed development is governed 
by the permitted height and provision of parking on the application site.  
 
Consequently, the Hotel would be limited to fifteen rooms (15) with the proposed development 
accommodated within the double storey building structure. 
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1.3 SITE LOCATION 
 
The development site is described as Portion 24 of ERF 638 Sea View situated at street address              
317 Sarnia Road, within the residential / commercial suburb of Sea View, having a total site area of              
1 351m2. 
 
The application site is situated approximately 7 kilometres as the “crow flies” southwest of the Durban 
Central Business District, within the eThekwini Municipal area. 
 
The development site is bordered by Ayton Road to the east and Sarnia Road to the north with local and 
regional connectivity provided by the latter roadway. 
 
The figure below shows the location of the development site in its regional context. 
 

 
 
According to the RIFSA classification of the adjacent road network Sarnia Road is a Class 3 road and 
Ayton Road is a Class 5 short cul-de-sac, with these roads under the jurisdiction of the eThekwini 
Municipality. 

 
Sarnia Road is a two-way roadway having two-lanes in one direction and one-lane in the other over 
sections of it. The lane widths range between 3.5m to 4.0m wide having minimum sidewalk width of 1.2m 
wide on both its edges in the immediate vicinity of the application site.  
 
Sarnia Road is in a satisfactory condition. 
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1.4 LAND USE 
 

Current Zoning and Land Use 
The application site is zoned Special Residential 400 with the zoning certificate contained in the Town 
Planning Motivation Report. 
 
Currently the site is developed with a double-storey residential building operating as a Bed & Breakfast 
limited to 9 bedrooms under Special Consent. 
 
Proposed Zoning and Land Use 
The Landowner makes application to rezone the property to Hotel to extend the existing approved 9-
bedroom short term accommodation establishment into a 15-bedroom hotel land use that would comply 
with the Municipality’s Town Planning controls and National Building Regulations. 
 

1.5 EXISTING LAND USE RIGHTS  
 
Based on the town planning information provided, the development site is currently zoned Special 
Residential 400 which operates as a Bed & Breakfast limited to 9 bedrooms under Special Consent. 
  

1.6 ACCESS 
 
Access to the application site is proposed from a single ingress / egress point off Sarnia Road. 
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2. OTHER PLANNING AUTHORITIES 
 

The traffic impact of the development is limited only to the eThekwini Municipal area and therefore, no 
other planning authorities are affected as a result of the development. 

 
 

3. TRAFFIC DEMAND ESTIMATION  
 
The document “Manual for Traffic Impact Assessments and Site Traffic Assessment, Version 0.1, October 
2015” (herein referred to as “The Manual”) published by the eThekwini Transport Authority was used to 
determine the Traffic Demand Estimation. 

 
3.1 SITE SPECIFIC LAND USE TRIP DEMAND  

 
This traffic impact study assessed a site-specific land use trip demand in support of a hotel limited to 15 
rooms that would operate from the existing double storey building.  

 

3.2 ASSESSMENT HOURS 
 

This traffic study assessed the anticipated development generated trips in the respective peak hours as 
stipulated in the Manual. 
 

3.3 TRIP GENERATION 
 

3.3.1 Reduction Factors 
 
No Reduction Factors were applied to the development generated trips.  

 
3.3.2 Development Trip Generation 

 
Table 1 shows the anticipated trips that are to be generated by the development. 

 
TABLE 1:  TRIP GENERATION FOR THE HOTEL DEVELOPMENT  

 
 

Appraisal 
As a worst-case scenario, it is anticipated that the Hotel would generate a maximum of 9 additional trips 
during the Saturday peak hour that would have an inconsequential traffic impact regarding safety and 
capacity on the adjacent road network. 
 
The ETA released a Publication Notice 0.7 on the 08th May 2020 that revised the threshold for traffic 
impact and site traffic assessments which stated the following: 
 
“A TIA shall be undertaken and submitted when an application is made for a change in land use when the 
highest total additional hourly vehicular trip generation (including pass-by and diverted trips) exceeds 50 
vehicle trips.” 
 
Consequently, a TIA has not been prepared for this Rezoning application. 

La nd Use  Type S ize Unit

AM PM Midday Satur Sunday

(60:40) (55:45) (50:50) (50:50) (50:50)

Hotel 15 room 0.50 0.50 0.25 0.70 0.55 8 8 4 11 8

(50:50) (50:50) (50:50) (50:50) (50:50)

Bed & Breakfast 9 room 0.45 0.45 0.00 0.25 0.25 4 4 0 2 2

4 4 4 9 6Resultant Trips (A) - (B)

Trip Ge n Rate Total Trips Generated

Proposed development (A)

Latent development (B)

AM PM Midday Satur Sunday
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4. ACCESS 
 
The Site Development Plan had not been established at the time of writing this Report. 
 
Ingress and egress to the development site will be taken off Sarnia Road. 
 
The following conditions are to be adhered to on submission of the Building Plan application: 

 
·  A free-entry access is proposed to the application site during the operational hours of the proposed 

development. Notwithstanding the free-entry access arrangement, the access gate would be recessed 
6.5m from back of property boundary line fronting Sarnia Road. 
 

·  The Access Point to the application site would be a priority-controlled intersection, with priority given 
to Sarnia Road. 

 
·  Given a design speed of 60 km/h, a minimum shoulder sight distance of approximately 90 meters is 

necessary for a safe Stop Condition at the access point. The access point on Sarnia Road satisfies 
this criterion, as the actual sight distance in both directions surpasses the minimum requirement. 

 
·  The Access will have a minimum width of 6.0 metres wide to facilitate two-way movement into and out 

of the application site. 
 
·  The Access will be designed in accordance with the eThekwini Transport Authority’s standards and 

specifications. 
 

 

5. PARKING 
 

The parking requirements as per the Central Scheme of the eThekwini Municipality for a Hotel land use 
are as follows: 
 

o 2 bays per 3 rooms +  
2 bays per 100m2 of office area + 
10 bays per 100m2 PFA ancillary uses 
 

o Loading: 1 bay (9m x 4m) 
 

The provision of parking will be addressed on submission of the Building Plans. 
 
In addition to the above, the following must be adhered to: 
 
·  No parking on the verges 
·  All vehicles to enter / exit the application site in a forward gear 
 
All parking facilities, accesses and driveways are to be designed and dimensioned in accordance with the 
schedule of guidelines for off-street parking as per the eThekwini Transport Authority’s standards and 
specifications for off-street parking. 
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6. FINDINGS 
 

Based on the traffic study, the following are concluded: 
 
6.1 BACKGROUND  

 
·  Mr. W.G. Simpson, previous landowner of the application property located at 317 Sarnia Road, Sea 

View, operated a Bed & Breakfast with nine (9) bedrooms. This land use was granted under Special 
Consent Application No. 136/10/02, approved on 20 August 2003 with this approval given in 
Appendix A. 

 
·  Following the grant of Special Consent, Mr. W.G. Simpson sold the property at 317 Sarnia Road, 

Sea View with the new owners acquiring the property in November 2024. The new landowners’ 
intention is to continue operating the property as short-term accommodation having a hotel land use. 
Therefore, this application seeks to rezone the property from Special Residential 400 to Hotel, which 
aligns with the Central Sub-Scheme. 

 
·  This rezoning application seeks to achieve two primary objectives, namely, to provide land use zone 

certainty and to facilitate the effective use of the property for its intended purpose operating as a 
hotel as the primary land use. 

 

6.2 PROPOSED DEVELOPMENT 
 

·  The application site, Portion 24 of ERF 638 Sea View  is located at street address 317 Sarnia Road, 
Sea View. 

 
·  The proposed development seeks to utilise the double storey residential building for the purposes of 

a hotel that would be limited to 15 rooms. 
 
·  A worst-case scenario analysis indicated that the Hotel would generate a maximum of 9 additional 

vehicle trips during the peak hour on Saturdays. This volume is considered insufficient to have a 
detrimental impact on the safety or capacity of the adjacent road network. 

 

6.3 Access 
 

·  The ingress / egress point to the development site will be taken off Sarnia Road. 
 
·  A free-entry access is proposed to the application site during the operational hours of the proposed 

development.  
 

·  Notwithstanding the free-entry access arrangement, the access gate would be recessed 6.5m from 
back of property boundary line fronting Sarnia Road. 

 
·  The Access Point to the application site would be a priority-controlled intersection, with priority given 

to Sarnia Road.  
 
·  Given a design speed of 60 km/h, a minimum shoulder sight distance of approximately 90 meters is 

necessary for a safe Stop Condition at the access point. The access point on Sarnia Road satisfies 
this criterion, as the actual sight distance in both directions surpasses the minimum requirement. 

 
·  The Access will have a minimum width of 6.0 metres wide to facilitate two-way movement into and 

out of the application site. 
 
·  The Access will be designed in accordance with the eThekwini Transport Authority’s standards and 

specifications. 
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6.4 PARKING  
 

·  The parking requirements as per the Central Scheme of the eThekwini Municipality for a Hotel land 
use are as follows: 

 

o 2 bays per 3 rooms +  
2 bays per 100m2 of office area + 
10 bays per 100m2 PFA ancillary uses 

 

o Loading: 1 bay (9m x 4m) 
 

·  The provision of parking will be addressed on submission of the Building Plans. 
 
·  No parking on the verges. 
 
·  All vehicles to enter / exit the application site in a forward gear. 
 
·  All parking facilities, accesses and driveways are to be designed and dimensioned in accordance 

with the schedule of guidelines for off-street parking as per the eThekwini Transport Authority’s 
standards and specifications for off-street parking. 

 

 

7. RECOMMENDATIONS 
 

Given the proposed development's limited scope (Hotel limited to 15 rooms) it is anticipated to have a 

negligible impact on the road network, particularly Sarnia Road, in the Sea View area. Therefore, from a 

traffic and transportation engineering perspective, the Rezoning Application from Special Residential 400 

to Hotel at 317 Sarnia Road is recommended for approval. 

 



        

   
 

 

 

APPENDIX A 

 

SPECIAL CONSENT APPROVAL 

 

  







        

   
 

 

 

APPENDIX B 

 

DEED OF TRANSFER  
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Coastal Stormwater and Catchment Management Dept

638 SEAVIEW

317 SARNIA ROAD

FROM SPECIAL RESIDENTIAL 400 TO HOTEL

CSCM

SAENQ202502210005/CS

Plan is in order with regard to the rezoning.

05-03-2025

Sean Petzer

Sean Petzer

17850
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