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accessible from the R102 highway corridor  that is located within a 5km radius of the N2.  

Figure 3:  the site 

 
2.3 OWNERSHIP INFORMATION  

  

The TITLE DEEDS are  attached  as Annexure  E 
 

Registered Owner Title Deed No.  Extent m² 

OTTPINE INVESTMENTS T6740/93  

T14791/93  

4,7353 H  

Figure 4: Ownership 

 
2.4 TITLE  DEED  RESTRICTIONS  

 

There are no restrictive conditions found in t itle deeds no.  and therefore the 

proposal m ay be considered for approval.  
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2.5 EXISTING  DEVELOPMENT  PARAMETERS  

 
 Figure 5: Existing Zoning TablE
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The properties  within  the  immediate  vicinity  of  the  application  site  are  zoned  as 
follows:  

 

EXISTING ZONES  DESCRIPTION  

COMMERCIAL  ZONES  

Commercial  1  Due to the high population threshold of 

the area, these office, transition, and 

commercial zones are critical for the day -

to - day and specialized  needs of residents 

in the community. Whilst providing 

economic opportunities/ employment  for 

residents. The development will provide 

job opportunities and maintain economic 

robustness in the area.  

Fuellin g and  service  Stations  

SOCIAL  ZONES  

  Institutional Zones  

 

These zones underpin mixed land use  areas. 

There is a lack of educational facilities within 

our residential areas due to the historical 

legacy  of  apartheid.   

 

RECREATIONAL  ZONE  

Public  Open  Space  

 

In residential areas and mixed - use areas, 

Public Open Spaces are key  planning principle s 

in any development and every residential  area  

should  have  an  Open  Space.  All  municipal  

open  space  is  considered as developed land.  
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EXISTING ZONES  DESCRIPTION  

 

RESIDENTIAL  ZONES  

Special Residential 180  

General Residential 4  

Special Residential 3 50  

Special Residential 650  

Residential Small Holding  

 

Westville is a thriving and prospering 

residential area and hosts a vast range of 

housing typologies for the middle -

income area. These zones translate that 

are surrounding the  precinct has mixed 

typology and high - density  areas based 

on the above zones.  

INDUSTRIAL  ZONES  

Light Industry  Light industry are industries that usually 

are less capital - intensive than heavy 

industries and are more consumer -

oriented than business - oriented, as they 

typically produce smaller consumer 

goods. Most light industry products are 

produced for end users rat her than as 

intermediates for use by other 

industries.  

 
Figure 7:  Zoning Table 

 
 

From the zoning characteristics of the area, the precinct has mixed use  zones, 

bulk of the zoning in the surrounding precinct is mainly residentia l in the Ottawa  

precinct , along old main road the landscape is commercial  and light industrial in 

nature . There are other properties that  have been converted  to light industrial use  

and commercial  outlets.  

 

The Neighbouring  site to the subject is owned  by the same group of companies 

and has been previously approved to light industry.  proposed zone change will not 

have a negative impact on the surrounding sites but will complement  and create 

the necessary economies of scale for infrastructure, business,  and public transport 
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to mention a few. The site is easily accessible from the N2 and the R102 corridor . 

The surrounding precincts  are undergoing  change to accommodate  the economies 

of scale from high density surrounding areas.  

 

The change of use to light industry is needed because  the current zone does not  

freely support  the proposed land uses  and is not the appropriate  zone  for light 

industry and manufacturing.  Furthermore, We have Approved plans for what  has 

been built  and in order to promote orderly development which benefits both the 

municipality and owner, will have to be a rezoning.   

 
ANNEXURE F: ZONING PLAN AND ZONING EXTRACTS 

 
 
2.7 EXISTING  AND  SURROUNDING  LAND  USES  

 

Figure 8: Hardware on Old Main Road Ottawa 
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Figure 9: Motor workshop on Old Main Road, Ottawa 

 
 
 
 

 

Figure 10: Motor spares Workshop on Old Main Road, Ottawa 
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Figure 11: motor car dealership on Old Main Road, Ottawa  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 12: Used Motor spares Workshop on Pinewood Road 
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Figure 15: Tunnel Farming on Pinewood Road 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 16: Scrapyard- metal processing plant on Pinewood Road 
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Figure 17: Mini Factories on Pinewood Road 

 

 

Regarding  the current trend of land -use activities that are evident, many properties are being 

used for mixed  land uses , this  promotes  a vibrant  and  robust  precinct  along Old Main Road 

and Pinewood Road . The proposal  for the site will  not  have a negative impact on the 

surrounding land uses. the Propos al is for the subject site to be rezoned to Light  I ndustry . 

However, the zoning change will complement the existing approved  land uses  and  the  

surrounding site s.  

 

The R102 highway leading into the Greater Phoenix, Verulam and Tongaat region  has become 

a keynote corridor identified in the site analysis. The corridor has high  economic  opportunities, 

tourism,  and  the necessary economies  of scale for business  and offices  and light industrial 

uses  to operate in.  The land -uses which are in  the corridor are commercial and light industrial 

with residential pockets. Commercial activities include both retail, office, and service industry. 
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4. DESCRIPTION  OF DEVELOPMENT  PROPOSAL  

4.1 PROPOSED  DEVELOPMENT  PARAMETERS  
                     
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Figure 22: Proposed Zoning Table 
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3.  Local Supply Chains : Smaller Warehouses/ factories often source materials locally, 

thereby supporting local suppliers and creating a more interconnected local economy.  

 

4.  Increased Tax Revenue:  These Warehouses/ factories contribute to local tax revenue, 

which can be reinvested into community services such as education, infrastructure, and 

healthcare.  

 

5.  Skill Development:  They provide opportunities for skill development and training, 

which can improve the overall human capital of the local workforce.  

 

6.  Stabilizing Rural Areas : In rural areas, small factories can help stabilize the 

population by providing sustainable employment options, reducing the need for 

migration to urban centers.  

 

7.  Innovation and Entrepreneurship : Smaller Warehouses/ factories may foster 

innovation and entrepreneurship, as they are often more flexible and able to adapt to 

changing market demands compared to larger corporations . 

 

The role of light industry in rates collection for municipalities is significant  for the 

following reasons :  

 

Municipal Property Rates:  Municipal property rates are a cent amount in the Rand rate 

levied on the market value of immovable property (such as land, buildings, rights of way, 

easements, and servitude).These rates are determined by multiplying the market value of 

property by a cent  amount in the Rand rate set by the municipal council.  All   owners of 

rateables  property are liable for the payment of rates. For  residential properties, the cent 

amount in the Rand rate is applied after deducting the first R15,0 00 of the market value. 

Municipalities  have the power to value and rate property within their jurisdiction.  

Impact on Municipal Finances:  

Municipalities play a crucial role in the distribution of electricity. They purchase electricity from 

Eskom and then resell it to businesses, homes, and institutions.  
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5.3.4 Sewage Disposal, Water and Electricity Supply:  
 

The respective service departments from  eThekwini Municipality are the responsible 

service providers for sewage disposal and water.  Sewage  disposal is currently via the 

municipal waterborne system. Water supply is already  connected to the site. Electricity 

is supplied by the municipality with connections already in place.  All services are 

currently available, and supply will continue as normal until such a time  a new  

development is proposed for the site.  Servitudes will extend from existing lines on 

Pinewood  Road to the site.  

 
5.3.5 Stormwater Drainage:  

 
An appropriate stormwater management plan will be submitted at a building plan 

submission  stage. All required stormwater measures will be designed  and installed 

according to engineering  specifications.  

 

 

6. LEGISLATIVE , POLICY ALIGNMENT  AND DEVELOPMENT 
RATIONALE  

 
6.1 INTERGRATED  DEVELOPMENT  PLAN  

In South Africa particularly , the system of apartheid left the country with an unfortunate 

legacy of a divided, fractured, unequal and underdeveloped society. This was a 

consequence of many years of social engineering, which produced extreme socio -cultural 

and economic inequalities b ased on racial intolerance and economic exploitation of much 

of  the population. The majority of South Africans were denied cultural rights and access 

to economic opportunities. Socio -cultural rights  denied to the majority ranged from 

language rights, socia l practices and indigenous knowledge and games which were 

undermined,  and their development suppressed. Apartheid institutionalized  and 

entrenched inequality in a manner which permeated all sectors of South African society. 

Cultural intolerance was at the heart of systematic socio -economic disempowerment 

resulting in a social and economic  set -up  characterized  by gross  inequalities,  which can  

be seen  in  the  illustration below which displays unemployment in each province.  
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Based on the above information, the development is conducive for the location of 

the site as it is in  an area that meets economies  of scale, promotes economic 

development,  and has the necessary threshold of population. The development 

will promote sustainable and orderly development as  per the SDF and will 

complement surrounding  precincts . translates the goals of the municipality 

spatially, proposal should be considered and approved . 

 

 

6. 3  ALIGNMENT TO THE ETHEKWINI INDUSTRRIAL SPATIAL STRATEGY  
 

eThekwini Municipality has not had an overarching, citywide, approach to 

industrial development. Industries have located in  areas of convenience and in 

areas that have been historically zoned for  such purposes. Given the lack of 

appropriate land and the high  demand it is critical that strategies to provide space 

for these  activities are developed. Given this and the port expansion and  progress 

of Dube Trade Port, the Industrial Spatial Strategy focuses on  areas of potential 

within the city .  

 

 
Figure 27: Contribution of industry to the GDP from the Industrial Spatial Strategy of eThekwini Municipality 
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of the total in the eThekwini Municipality. 70% of this is unoccupied which presents an 

opportunity for industrial development. This excludes the Dube Trade Port and Back of Airport.  

Ottawa,  where our site is located,  is within this region and therefore is aligned with this 

strategy . This rezoning provides an opportunity to expand light industrial activity for the 

Automotive sector in the Northern areas of eThekwini Municipality.  

 

 

 

 

 

 

 

 

 

 

 

6. 4  ALIGNMENT TO THE  SPATIAL  PLANNING  AND  LAND  USE  MANAGEMENT  
ACT  16  OF 2013  (SPLUMA)  

 

 
Figure 29  SPLUMA Wheel 2023 
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ANNEXURE  B 

POWER OF ATTORNEY 
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ANNEXURE  C 

DEPARTMENTAL PREFEASIBILITY -  LUMS, ETA, 

SSPB & ECPBD  
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ANNEXURE  D 
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ANNEXURE  G 
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ANNEXURE  H 

METRO BILL 
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1. TERMS OF REFERENCE 
�

J Singh Consulting Civil and Structural Engineers was appointed by Ottopine 

Investments cc as the supporting engineers for the application for the rezoning of the 

Remainder of ERF 191 Ottawa, Portion 53 (of 3) of the Farm Lot 20 No. 1557 in 

KwaZulu-Natal.  

2. SCOPE OF REPORT 
�

This Stormwater Management Plan (SWMP) serves to demonstrate the following 

stormwater management processes and procedures in order to minimize storm 

water impacts on the site and surrounding areas. 

·  reduce flood damage, including damage to life and property; 

·  minimize, to the extent practical, any increase in stormwater runoff from 

the warehousing development; 

·  reduce soil erosion from the site; 

·  assure the adequacy of in-stream structures; 

·  maintain groundwater recharge; 

·  prevent, to the greatest extent feasible, an increase in nonpoint 

pollution; 

·  maintain the integrity of stream channels for their biological functions, 

as well as for drainage; 

·  protect public safety through the proper design and operation of 

stormwater basins.  

3. INTRODUCTION 
�

Stormwater management is the title used to describe a group of techniques whose 

common aim is the mitigation of undesirable effects produced by the quantity and 

quality of construction development runoff. In any development of this nature it is 

necessary to control stormwater from the commencement of construction activities 
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through to the completion of the project as well as on-going maintenance measures 

which need to be implemented on a regular basis. 

3.1 Project Description 
�

The site is situated within the suburb of Ottawa in Durban KwaZulu-Natal. It is 

located within the eThekwini District Municipality, and situated adjacent to the N2 

freeway, halfway between the suburbs of Phoenix and Verulam. The site is 47 357 

m2 in extent and is registered as Sub 53 (of 3) of Lot 20 No. 1557. 

The proposed rezoning will be located within the applicant’s private land. The 

rezoning is for the purposes ofestablishing warehousing facilities on the property for 

storage purposes. The warehouses are set to contain non-hazardous, non-liquid 

goods, which will be completely sealed and shelved in a manner that is safe and 

non-harmful to the environment. 

 The only watercourses present in close proximity to the development site is the 

Ohlanga River and an associated floodplain wetland area located directly to the east 

of the boundary of site. 

4. PURPOSE OF REPORT 
�

The report is prepared as part of the supporting technical documentation submission 

for the General Authorization (GA)required in terms of the National Water Act, 1998 

(Act No 36 of 1998) (NWA). 

5. MAJOR IDENTIFIED RISKS 
�

The major risks applicable to this development are as follows: 

5.1 Disturbance of the floodplain wetland as a resu lt of edge effects 
�

The floodplain wetland habitat is currently degraded and is dominated by alien and 

invasive floral species. The impact associated with the disturbance of this already 

degraded wetland habitat can be considered to be of a medium intensity and of an 

overall medium (negative) significance prior to the implementation of the mitigation 

measures. However, with the implementation of the mitigation measures listed below 
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and the rehabilitation of any areas outside of the direct construction footprint which 

have been disturbed as a result of development related activities, it is considered 

possible that the impact may be reduced to a very low (negative) significance. 

5.2 Increased runoff, erosion and sedimentation 
�

An increase in stormwater runoff from cleared, disturbed and compacted areas as 

well as from construction laydown areas may result in an increase in stormwater 

flows and flow velocities into the floodplain wetland. This may result in the erosion, 

incision as well as sedimentation of the feature. Furthermore, earth moving activities 

and the disturbance of soils may result in an increase in the runoff of sediment into 

adjacent wetland habitat. It should however be noted that the development siteis 

historically levelled, compacted and cleared of natural vegetation, and is currently 

dominated by alien and invasive species.  

The intensity of the impact is considered to be medium and the overall impact prior 

to the implementation of mitigation measures is considered medium (negative). 

However, with the implementation of the mitigation measures as listed below it is 

considered possible to decrease the intensity and duration of the impact and achieve 

an overall very low (negative) significance. 

5.3 Water quality impairment 
�

The movement of construction vehicles in and around the sitemay increase the 

possibility of contamination of the adjacent floodplain wetland by hydrocarbons which 

may leak from the vehicles and enter into the wetland with runoff. In addition, there is 

a possibility that the floodplain wetland will be contaminated as a result of the runoff 

of cement and other construction related materials. However, it should be noted that 

the water quality of the floodplain wetland is presumed to already be poor as a result 

of the runoff of polluted stormwater from the extensively developed urban catchment 

and as a result of the release of treated effluent from the WWTW upstream of the 

study area. 

Prior to the implementation of mitigation measures the impact is considered to be of 

a medium (negative) intensity. However, with the implementation of the mitigation 
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measures listed below, the intensity and the duration of the impact may be reduced 

and the overall impact will be reduced to a very low (negative) significance. 

5.4 Increased runoff from hardened surfaces resulti ng in erosion and 
sedimentation (during operational phase) 
�

The impact is considered to be of a medium intensity and of an overall medium 

(negative) significance prior to the implementation of mitigation measures. However, 

with the implementation of the mitigation measures listed below the overall impact 

may be further reduced to a very low (negative) significance. 

6. CONSTRUCTION METHODOLOGY 
�

6.1 Drainage Structure 
 

A suitable and effective stormwater drainage structure is already in place on the site.  

Efficient drainage on site is obtained through the use of three systems: 

• Agricultural drains 

• Sump drains  

•  Mattress drains 

An agricultural drain is used along the western boundaries of the site, specifically the 

banks, forming a system of field drainage, whereby a series of interconnected 

perforated piping has been laid to facilitate percolation and gravitational drainage of 

surface water so as to lay dry the land.  

After heavy rains, water collects in the banks due to the high fissility of shale, which 

results in seepage over a period of time. Therefore, these agricultural drains lining 

the banks are well suited. 

Furthermore, to accommodate any overflow of stormwater, mattress drains were 

added alongside concrete drains. The mattress drains maintain dispersed flows and 

prevents gully erosion above and below the ground surface. This system is suitable 

as it maintains natural vegetative communities and habitat by connecting floodplains. 
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An underground drainage line runs beneath the property at a shallow depth which 

serves to connect storm water coming in. The storm water collects at a natural 

depression beneath the centre of the site which then enters the sump drain. The 

storm water fills the natural depression and collects in the sump before its released 

to a second water collecting area at the eastern boundary of the site and is then 

dispersed through dense reed beds (and alien vegetated brush) bordering the 

boundary of the site and on to the adjacent stream, through three outlet pipes.  

Due to the additional drainage, storm water is distributed around the site. There is no 

possibility of flooding on site. 

6.2 General Stormwater Management Practices 
�

6.2.1 Access Routes 
Access routes to the construction sites will follow all existing access roads as far as 

possible. Should new access roads be required, these will be constructed with mitre 

drains at regular intervals to minimise concentration of stormwater run-off and 

pollution of existing water courses.  

6.2.2 Programming 
�

Sequence and duration of project activities should be such that actual construction 

within wetlands should be limited to the low flow periods outside of the rain season, 

as far as practicably possible. 

6.2.3 Exposed Surfaces 
�

All embankments or cut slopes, unless otherwise directed by the Engineer, shall be 

protected by a cut off drain to prevent water from cascading down the face of the 

slope. 

6.2.4 Stormwater Systems 
�

Civils Contractors must ensure that excessive quantities of sand, silt and silt-laden 

water do not enter the storm water system. The current design of the storm water 

drainage system serves to ensure that the local and surrounding natural systems are 
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not negatively impacted. Appropriate measures have, therefore, been implemented 

to guard against this.  

6.2.5 Specific Erosion and Water Pollution Control Measures 
�

The following specific erosion control measures will be implemented as required: 

·  Surface water or stormwater must not be allowed to concentrate, or flow down 

cut or fill slopes without erosion protection measures being in place; 

·  Sediment and erosion controls must be used to enclose and isolate the 

construction zone to prevent sediment from flowing downstream; 

·  Increased run-off during construction must be managed using berms and 

other suitable structures as required to ensure flow velocities are reduced; this 

must be done in consultation with the Resident engineer.  

·  The following specific water pollution control measures will be implemented as 

required, and which in fact currently exist on site: 

o Ensure that washing of containers, equipment, vehicles and other surfaces 

only occurs at designated washing areas; 

o Ensure that secure sewage management systems are in place, i.e., 

conservancy tanks, thereby eliminating the risk of contamination through 

ablution facilities; 

o Ensure that no spillage occurs when the temporary ablution facilities are 

cleaned or emptied, and that the wastewater is removed from the site; 

o Stormwater shall not be allowed to flow through the batching area. Cement 

sediment shall be removed from time to time and disposed of in a manner 

as instructed by the Consulting Engineer; and 

o All empty containers must be stored in a dedicated area and later removed 

from the site for appropriate disposal at a licensed facility. The mixing of 

concrete must only be done at specifically selected sites on mortar boards 

or similar structures to contain run-off into soils and/or stormwater 

infrastructure. 

o  

6.2.6 Contract Completion 
All undeveloped surfaces hardened due to construction activities are to be ripped, 

topsoiled and vegetated as soon as possible. 
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7. CONSTRUCTION MONITORING 
�

An Environmental Control Officer(ECO) will be employed to conduct pre-construction 

activities and daily inspections to ensure that the Contractor fulfils all environmental 

requirements during construction. The ECO must also conduct post-construction 

inspections to record observations. Records of all activities and watercourse 

conditions must be made. The ECO must also monitor machinery used during the 

construction process.  

8. CONCLUSION 
�

It is submitted that this Stormwater Management Plan meets the requirements of the 

DWS as a technical document for the application of General Authorization for the 

rezoning of the Remainder of ERF 191 Ottawa, Portion 53 (of 3) of the Farm Lot 20 

No. 1557.  

I trust the above meets your requirements. Kindly contact me if you wish to discuss 
any information attached herewith. 
 
 
Yours faithfully 
 

 
 
 
 
Nitesh Jithoo   Pr Tech Eng, Pr CPM,NHBRC,MSAICE 
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