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A. Introduction

Buffalo City Metropolitan Municipality, herein after referred to as BCMMg has appointed Tshani
Consulting CC to update and review the, Bon z aRoagla g ¢c al Spati al Devel opment
hereafter referred to as BB LSDR

This docume n t s e r vHnal DraftsLocal Spatial Development Framework Reporto  pr epar ed by
Tshani Consulting CC This report focuses on the Spatial Development proposals for the study area, 3D
interpretation of the proposals and the Budget and Implementation Plan for the identifed projects, which

forms a response to the key outcomes of the Development Perspective.

Image of Bonza Bay Road

Al. BACKGROUND

The original Bonza BayLocal Spatial Development Framework (BBLSDF) was approved in August 2008.
The Beacon Bay businessarea, centred on and surrounding Bonza Bay Roadforms an important urban
component of the core metropolitan area of Buffalo City. Since the approval of the Bonza Bay LSDF in
2008, the area has developed so successfully that there is very little remainindand identified for business
uses. There has beena need to identify further land that can be opened up for business purposes in order
to provide spatial policy guidelines to developers. This reviewaims to undertake its work, cognisant of
the current office and retail trends across the greater city region and vision of the city as spelled out in
the BCMM SDF of 2013.

The BBLSDF Review projecfollowed a five-phase approach. The project phases are shown below:

A9
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PHASE 1: Project Initiation an#inalisation of Terms of Reference

PHASE 2: Formulation of A Development Perspective

PHASE 3: Formulation of Development Strategy

PHASE 4: Formation of Development Programmes and Budgets and Monitoring & Evaluation Framework
PHASE 5: Council Approvaha Adoption

A2. PROJECT OBJECTIVES

The goal of this review of the BB LSDF is to undertake an assessment of the original BB LSDF and to
assess the changes that have occurred since Itincludes undertaking a needs assessmentof the study
area to identify issues that have risen through the implementation of the 2008 LSDF, as well as to assess
ways in which to combat them. It also addresses the positives and aims to use those as opportunities

for further improvement.

The review,also, looks at appropriate development projects, infrastructure requirements, and appropriate
land use proposals, which would be based on the positive and negative outcomes of the implementation
of the 2008 BB LSDF.

[ =
Vehicular Movement
Batting Road to Spargs

Image of Bonza Bay Road
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It is essential to first provide a summary of the findings, i.e.the Development Perspective prior to

developing the Development Strategy, to gain an understanding of the background for the proposals.
This section aims to summarise the key findings in terms of the original LSDF takeup, the SWOT
Analysis and the Key Issues noted relating to various sectors. Refer to Annexure 1: Development

Perspective for the complete Situational Analysis.

Bl1. IMPACT OF THE BB LSDF

The development of the original BonzaBay Road LSDF, finalised in 2008 has seen to have a significant
impact on positive growth and development of the general area within the context of East London. The
plan has also been seen to have a larger impact on revenue creation from a rates and devefament levy

perspective to those properties which were given permission to rezone and operate as Low Intensity

Office. The section below discusses this latter impact.
2008 BB LSDF

A total number of 57 properties were given the right to rezone their propertyto Low Intensity Office. As
per the Situation Analysis of this review, a total number of 30 properties submitted applications to the

BCMM for the rezoning of their property.

B-12

BUFFALO CITY METROPOLITAN MUNICIPALITY | BONZA BAY ROAD LOCAL SPATIAL DEVELOPMENT FRAMEWORK (BB LSDF) | FINAL DRAFT LSDF | MAY 2019

NI



B2. SWOTANALYSIS

The following section will assess the Strengths, Weaknesses, Opportunities and ThreatfSWOT)relating

to the study area. The SWOT analysis helpgo understand the issues pertaining to the study area. The
Strengths and Opportunities of the study area are the themes that would be able to be expanded upon
and promoted, whereas the Weaknesses and Threats would require further emphasis to be able to

develop them into opportunities.

TABLE B 1. SWOT Analysis

STRENGTHS WEAKNESSES

Vibrant Corridor Lack of Parking provision
Close proximity to the Beach Building height restrictions
Variety of land uses along the corridor Peak hour traffic
Well-known arterial and activity Road Lack of taxi stop/rank in Nompumelelo
The N2 and N6 traverses Bonza Bay Road Lack of dedicated informal trading space
Many and diverse activities such as hospital, Pavement diminishes at certain portions of the
retail, office, residential road

OPPORTUNITIES THREATS

Taxi rank in general study area Traffic congestion

Boardwalk/ hiking trail surrounding the current Late night noise emanating from the Bonza Bay
Bonza BayPicnic area Beach area
Economic opportunity at the entrance of the Inadequate Bonza Bay Road Taxi rank outside
Nompumelelo gateway Spargs Complex

Taxi oas st mgkipgiUnatgns asrthey

Pavement and pedestrian space upgrade please
Formal trading space for traders Abandoned/unused buildings
Demand for office space Floor area ratio for Low Intensity Office

B3. KEYDEVELOPMENTISSUES

The following have been outlined as key issues pertaining to the study area as developed through the

Development Perspective Phase and through the SWOT Analysis.
The key issues were grouped into the following themes:

1. Key Environmental Issues;
2. Key Land Issues;
3. Key Transport Issues;

4. Key Economic Issues;

B-13
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5. Key Social Issues;

6. Key Urban Design Issues.

1. Key Environmental Issues

The following has been outlined as Key Environmental Issues pertaining to the study area

9 Insufficient Stormwater Management;

i Combating the risk of flooding.

2. Key Land Issues

The following has been outlined as KeylLand Issues pertaining to the study area:

i1 lllegal land use

i Continuous increase of density in Nompumelelo and how to plan against this.

3. Key Transport Issues

The following has been outlined as KeyTransport Issues pertaining to the study area:

1 Insufficient on-street parking to cater for the needs;

9 Low curb height allows taxios to park on th

9 Vehicular traffic during peak hours creates congestion at certain intersections and creates a
challenge for pedestrians moving in the area within those times;

i Poorly designed taxi rank outside Spargs which forces taxi drivers to park in alternative locations
to suit their needs;

i  The need for a taxi stop near the gateway ofNompumelelo and Retail Park.

=)

4. Key Economic Issues

The following has been outlined as KeyEconomic Issues pertaining to the study area:

i The size of business signage for Low Intensity Offices along Bonza Bay Roag
i Percentage that businesses are allowed to develop on the site is not viable for the rates and

taxes that businesses pay.

B-14
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5. Key Social Issues

The following has been outlined as KeySocial Issues pertaining to the study area

9 Lack of sheltered informal trading space;

19 Residentsoa complaints regarding vehicul ar njoi se.

6. Key Urban Design Issues

The following has been outlined as Key Social Issues pertaining to the study area:

9 Lack of landmarks and public art;
i Inadequate street lighting;

9 Irregular paving width throughout Bonza Bay Road.

The complete list of Issues experienced by individuals can be seen in Annexure 1. These issues have
been carefully thought out and included through devel

as outlined above.

B-15
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C. Development Vision, Goals and

Objectives

The development vision for the study area should be

;responsi-vent pedpl devel opmental city’ .

The vision aims to outline the future goal of a specific area as well as to combat the key issues pertaining

to the area. The proposed vision for the Bonza BayRoad Corridoris as follows:

; A miugegikcinct which places focus on pedestrian and
vehicular movement,inawelkd esi gned and appeal

Cl. GOALS AND OBJECTIVES

Development Goals
The following goals for development have been set for theBB LSDEF -

i1 Guide and manage the types and scale of new retail residentialand office developments in the
study area, whilst recognizing the desirability of maintaining the overall primacy of the East
London CBD and associated revitalization initiatives
i Facilitate the development of mixed land use nodes and development corridors within the study
area;
i1 Encourage residental densification in the study area;
i Facilitate economic activity in the study area in such a manner that it does not negatively impact
on the nature and character of the essentially residential fabric of the areg;
i1 Encourage development that:
o0 Reinforces and strengthens the viability, vitality and efficiency of identified development
nodes and corridors;
0 Achieves effective management and safety of all transport modes, including
pedestrians, cyclists, private and public vehicles;
o Improves the appearance of the built form and open spaces,
o Enhances the overall aesthetic character of the area

i1 Ensure that development maintains or enhances safety, health and the environment.

G17
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The achievement of the above goals is proposed by uang the following planning mechanisms: -

1. Setting clear objectives for land development and transportation in the study area; and
2. Establishing Performance Criteria that defines the parameters within which land use change and

land development can take place n the study area.

The following Objectives are identified in respect of land development processes within the study area:

To identify appropriate areas for development as nodes and corridors, using the classification
of these structuring elements as contained in the Buffalo City Spatial Development Framework;
To set in place appropriate planning measures to encourage development of office and retail
land uses within the areas defined as development nodes and development corrides;

To manage land use and land development within the development nodes and corridors that will
maintain and enhance the viability and vitality of these areas;

To facilitate job creation by permitting small home-based businesses to be developed within

appropriate guidelines set by the East London Zoning Scheme 2007,

To ensure the rectification of non-conforming land uses within the study area

To minimise the impacts of land use and land development within the development nodes and
corridors on adjoining land uses;

To allow for residential accommodation in business precincts in order to provide housing choice
and promote activity levels; thereby taking advantage of existing infrastructure and underutilised
properties.

To manage development so as to minimiserisk, vulnerability and promote sustainability.

The following goals and objectives aim to combat the Key Issues pertaining to the study area, which are
structured in terms of the following:
1. Environmental Goals and Objectives;
Land Goals and Objectives;
Transport Goals and Objectives;
Economic Goals and Objectives;

Social Goals and Objectives;

o 0 M w N

Urban Design Goals and Objectives

G1s
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1. Environmental Goals and Objectives

The following have been outlined as the Environmental Goals and Objectives of the Studprea:

GOALS OBJECTIVES

Ensure sustainable

development

-Promote the use of Green Technology for future and current

developments
-Ensure that the precinct services a wide variety of people, of all ages

-Implement viable and sustainable green stormwater reticulation

Develop a precinct which
is integrated and offers a
variety of land uses in
order to allow for ease of

access

-Provide various housing options to provide for people from all income

earning backgrounds

-Promote mixed use development through the provision of

development incentives

2. Land Goals and Objectives

The following have been outlined as the Land Goals and Objectives of the Study Area:

GOALS OBJECTIVES

Promote mixed use and

high-density development

-Accommodate a variety of land uses

To ensure that the suburb
retains its residential

fabric

-Accommodate a land uses that complement and not disrupt residential

use

-To ensure a buffer between residential activity and higher, more intense

uses

-To promote a mix of land uses within a single property

Develop a precinct which
is integrated and offers a
variety of land uses in
order to allow for ease of

access

BUFFALO CITY METROPOLITAN MUNICIPALITY | BONZA BAY ROAD LOCAL SPATIAL DEVELOPMENT FRAMEWORK (BB LSDF)

Provide various housing options to provide for people from all income

earning backgrounds

-Promote mixed use development through the provision of
development incentives
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3. Transport Goals and Objectives

The following have been outlined as the Transport Goals and Objectives of the Study Area:

GOALS OBJECTIVES

Improve vehicular traffic | -Upgrade key road links

movement . - .
-lmplement measures to control high traffic intersections and reduce
traffic congestion
-Implement bus and taxi stops at appropriate areas around activity
nodes
-Implement traffic calming mechanisms to ensure pedestrian saf ety

4, Economic Goals and Objectives

The following have been outlined as the Economic Goals and Objectives of the Study Area:

GOALS OBJECTIVES

Provide for the | -Allocate more opportunities for Low Intensity Offices
community needs ) o )
-Bring back afterhours activity on Bonza Bay Road to increase street
surveillance

-Improve the livability of the Bonza Bay Road Corridor

-Increase residential densities and promote mixed use development

5. Social Goals and Objectives
The following have beenoutlined as the Social Goals and Objectives of the Study Area:

GOALS OBJECTIVES

Promote mixed wuse | -Accommodate a variety of land uses

development

Provide for the | -Allocate more opportunities for Low Intensity Offices
community needs ) o
-Bring back afterhours activity on Bonza Bay Road

-Upgrade pedestrian facilities

-Increase residential densities

G20
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Develop a precinct which | -Provide various housing options to provide for people from all income
is integrated and offers a | brackets

variety of land uses in . o
-Promote mixed use development through the provision of development

order to allow for ease of | . ]
incentives

access

6. Urban Design Goals and Objectives

The following have been outlined as the Urban Design Goals and Objectives of the Study Area:

GOALS OBJECTIVES

Improve pavement | -Upgrade pavements to ensure adequate widths, which are continuous
Infrastructure throughout Bonza Bay Road and other prominent roads such as

Beaconhurst Drive and Edge Road

-Increase the curb height to ensure that vehicles are unable to drive

onto the pavement

Image of vehicular movement along Bonza Bay Road
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This section will discuss the Spatial Policy and Proposals which will begin with outlining scenarios and
thereafter selecting a preferred scenario. The Concept will be derived from the preferred scenario. Spatial

Structuring Elements will then be outlined for the study area.

D1. ALTERNATIVE SCENARIOS

A study was conducted in orderto understand the relationship and the difference of the outcomes of
controlledoand uncontrolledadevelopment. This study was completed in order to gain an understanding

about the necessity for controlled and managed development.
Scenario 1: Uncontrolled Development

Development that is aligned to ;haphazard outcomes’. This scenario aims to directly address issues
without careful consideration of external or outcoming factors. An example of such development would
be the implementation of an extra lane along Bonza Bay Roady minimising the road reserve to account

for the extra lane.

This proposal is at first seen as positive, as it would provide more roadway for vehicles which currently
experienceexcess traffic. This proposal aims to combat the issue of traffic along Bonza Bay Road. There

are, however, negativeimpacts that could be an outcome of this development which include:

The development would decrease the size of the road reserve thus minimising the space
available for pedestrians. This would exclude and hinder a large portion of the users of the area;
The limited space of the road reserve wouldmean that there would be less space for urban
design features, which would beautify the space;

It may also allow for further traffic volumes due to the extra space provided,;

An increase in provision for vehicles would mean an increase in speed of thevehicles traveling
on the road thus, making the road dangerous for pedestrians crossing the road as well as
cyclists travelling on the road;

An increase in noise and air pollution.

Through the above, it is seen that a detailed study is required to combateach issue for each proposal.
Careful consideration is necessary when addressing the issues pertaining to the study area. Proposals
for the study area should ensure that they aim to benefit the majority of individuals and for all activities

to act in synergy with each other.
If Bonza Bay Road is allowed to grow in a haphazard manner with no spatial direction, this will result in

poor land use management, a decline in the environment, uncontrolled settlement growth, etc. From an
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infrastructural point of view, this scenario does not offer an opportunity for forward planning, which could

result in even more costly services in the future.

Scenario 2: Managed Development

Managed development is having proper development controls and guidelines for development pt in
place for effective and well-thought out development controls that considers all individuals and aspects.
It assesses the path of least resistance of all parties. It ensures that the areaswhich can be intensified
are, and to limit development within the areas that should be protected and looked after. It assesses the
pros and cons of each development and aims to find a middle ground as to ensure sustainability and

accessibility.

Preferred Scenario

The preferred scenario selected is Scenario 2, Managed Development This Scenario ensures that the
urban fabric of the precinct can remain as it is and can be supported. More importantly, it allows
improvement on aspects that are not supported. The Managed Development Scenam, ensures
controlled traffic and pedestrian movement and the allocation of land uses in the most appropriate
manner.

Considering factors, such as the (i) current balance of land use, current land development trends and (ii)
proximity of erven to major transport routes and other land uses within and outside the identified node;
preferred future land uses were identified and assigned to erven. It is to be noted that the uses assigned

in this manner were based on a broad categorisation of uses

D2. CONCEPTPLAN

Mixed Use Concept

The concept plan, shown below, is a representation of the proposed concept of the study area. The
primary roads shown on the plan are Bonza Bay Road and the N2, the secondary road is the Edge Road
linkage into Gonubie and the linkage roads as shown on the plan are a representation of Beaconhurst
Drive, Major Square Road, Pell Street, and other feker roads onto Bonza Bay Road. The highlevel
concept depicts the Low Intensity office and High Density Residentialuses which needs to be provided
along Bonza Bay Road with pockets of Mixed Use Development. Lower density residential will remain in

the extent of the Beacon Bay, Bonza Bay, and the Nompumelelo region.
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PLAN D 1. High Level Concept Plan
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The proposed concept is based on the current situation of Bonza Bay Road and its surroundingsas well
as the outcome of the key issues and toassess ways in which to improve on those key issues.The idea
of the concept above is to focus on a range of land uses namely:residential, low intensity office,
education, retail, office, medical and restaurant Due to all these uses, the study areaexperiences a high
degree of activity and congestion. This is the reason to ensure effective planning, traffic management

and pedestrian movement.

The proposals aim to approach the LSDF in a manner that will give rise to high quality urban spaces and
amenities for people to experience. The mixeduse developments aim to introduce a variety of users
within a space and to maximize land usage. The aim is toexploit existing positive features such as the
Bonza Bay Beach, Retail Park, Spargs, etc. to ensutbe creation of a lifestyle environment for occupants

of Beacon Bay and the greater East London area to utilise

Mixed use proposals were also considered in the core of the study area as there is a high demand for
office space, retail activity and commercial land usage within Beacon Bay specifically along Bonza Bay
Road. The concept of Mixed Use is promoted in order tocreate compact living with ease of access
whereby individuals would be able to easily access a multiple of activities such as their placeof
residence, office, retail, schooling, etc. with all these activities located within close proximity with each
other. The mixed use precincts highlighted in the concept aims to be promoted to be developed in such

a manner.
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D3. SPATIAL STRUCTURING ELEMENTS

Spatial Structuring Elements arepractical tools, used to help shapethe Bonza Bay Road Corridorin line
with the Development Goals and Obijectives discussed in the previous section.The following four (4)

Spatial Structuring Elements are proposed to guide urban renewal and future developmentalong the

Bonza Bay Road Corridor.

Corridors

Precincts

Gateways

These elements will be discussed and expanded upon below.
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D 3.1. CORRIDORS

Corridors are described as ;pedestrian and vehicular movement networks through an area’. Corridors
within the study area can be divided into Primary, Secondary and Tertiary Corridors as well atinkage
Corridors, which are linkage roads leading to nodes or activity spaces. The corridors within the study

area areidentified as follows:

TABLE D 1. Corridors

TYPE LOCATION

Primary Corridors -Bonza Bay Road
-N2
Secondary Corridors -Batting Road

-Quenera Drive

Tertiary Corridors/Major -Beaconhurst Drive
Linkage Roads _Edge Road

Linkage Roads/Feeder Roads | -Pell Street
-Kelvin Grove

-Sherwood Avenue

-Major Square Road

Primary Corridor: Bonza Bay Road

Bonza Bay Road is a Primary Corridor within the study areaThis is due to the high intensity of the various
activities along the corridor such as Nompumelelo Residential settlement, Beacon Bay Crossing, mixeed
use pockets, Retail Park, The Hub, Palnsquare, the Low Intensity Office corridor, the Spargs Complex,

residential and the Beach Nodefrom the north to the south of the study area, respectively.
Primary Corridor: N2

The N2 National Road is thoroughfare road that links East London to other townssuch as Port Elizabeth
to the south and Mthatha and Durban to the north. This is a Primary Corridor due to the intensity of the

movement system at a regional level.
Secondary Corridor: Batting Road

Batting Road is a major linkage road that acts as a feede road and gateway into the study area. High
traffic volumes are present along this corridor throughout the day, and especially during peak hours
(07:00 to 08:00 and 16:00 to 17:30)
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Activities north of this road include retail and a restaurant with higher density residential activity being

located to the left of this corridor.
Secondary Corridor: Quenera Drive

Quenera Drive is the proposed linkage road between Beacon Bay and Gonubie. Due to the development
of this road, it can be labelled as aproposed secondary corridor. The intensity of the activities that can

be located alongside the road is proposed in the land use section of thigeport.
Tertiary Corridors: Edge Road and Beaconhurst Drive

Edge Road and Beaconhurst Drive are seen as TertiarZorridors or Major Linkage Roads into the study
area. These roads are alternative roads to access the study area as opposed to Batting Road or the N2.
These roads mostly have residential activity on either side of the corridor with pockets of mixed-use
activity, such as a petrol filling station and convenience store along Beaconhurst Drive and office or retail

activity along Edge Road.

Linkage Roads or Feeder Roads: Pell Street, Kelvin Grove, Sherwood Avenue and Major

Square Road

The above-mentioned roads are residential roads and can be described as Linkage or Feeder Roads as

they link and allow for access into Bonza Bay Road.

Vehicular Movement
Retail Park to The Hub

Image of the Hub and Palm Square
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PLAN D 2. Corridors
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