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The Buffalo City Metropolitan Municipality, herein after referred to asthe BCMM, has appointed Tshani Consulting CC to
prepare the Local Spatial DevelopmentFramework, for the Settlers Wayarea, hereafterreferred to as SWLSDFo , i n

Buffalo City Metropolitan Municipality.

This document serves asthe Draft Local Spatial Development FrameworkReport, prepared by Tshani Consulting CG as

a component of Phase 2.

BACKGROUND

Not only does the Broader West Bank area and residents of East London utilise the study ared; inust also be noted that
Settlers Way (R72) is the gateway into East London through where motorist travel from various places including Port
Elizabeth, Port Alfred, etc or tourists and business persons land at the East London Airport and would then have to drive

through Settlers Way to reach their various destinations within East London.

The area is synonymous with the regular travel of largetrucks and this provides an added risk for motorists, cyclists and
pedestrians who travel along the road.Settlers Way LSDF must also contain aTraffic and Transport Plan. The Settlers

Way Traffic and Public Transport Management Plan will be a distinct sultomponent of the LSDF.

STUDY AREA

The Settlers Way Study area concentrates on the area between Buffalo View Road in the East and Chester Road to the
West. The study area is located on the West Bank; approximately 5 km east of the East London Central Business District

and it covers a corridor area approximately 400m on both sides of the Settlers Way.

Buffalo City Metropolitan Municipality |
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PROJECT OBJECTIVES

The objective of the Settlers Way LSDF is to undertake a thorough analysis and needs assessment in the study area in
order to identify development projects, infrastructure requirements, appropriate land use proposals and compile a

detailed implementation and phasing programme with related budget.

SWOT ANALYSIS

The following section will assess the Strengths, Weaknesses, Opportunities and Threats (SWOT) relating to the stly
area. The SWOT analysis helps to 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.
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Forms the ; Gateway into Lack of formalized pedestrian paving along sidewalk

Linkage to other major towns; Lack of dedicated informal trading space;

Close proximity to the airport; The Primary Study area has limited space for
expansion.

The need for residential opportunities on the West Traffic congestion;

Bank due to the growing industrial sector; Trucks stopping along the yellow line;

Linkages to the activities within close proximity such Trucks turning right, onto Settlersway, obstructing

as the harbour, the EL CBD, EL IDZ, Wat&vorld, the flow of raffic
Grand Prix Track.etc.: Lack of formalized pedestrian paving;

The changes in land use seen along Jan Smuts

Avenue are opportunities for mixed use

KEY ISSUES

The following Key Issueshave been divided per sector in order to understand the issues that face the study aregertaining
to these sectors, and further, to be able to address them separately moving forward within the report The following colour

code applies to the various sectas:

The following has been outlined as KeyEnvironmental Issues pertaining to the study area:
Insufficient Stormwater Management and flood attenuation;

Inadequate solid waste management practices.

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

Vacant Land Parcels within the Secondary Study area

lllegal land uses;

The need toincrease the number of residential units within the study area as the demand is high for housing within
this area;

Informal settlement located adjacent to the East London Airport. ACSA looking at expanding their runway;

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

High volumes of traffic during peak hours;
High number of trucks which travel on the R 72;
Trucks turning right on Settlers Way blocking traffic regularly

Lack of designated bus and taxi stops;

Lack of pedestrian pavement all throughout study area and especially along Settlersway;

High speed movement of vehicles which makes it challenging for pedestrians to cross the street.

The following has been outlined as Keyinfrastructural Issues pertaining to the study area:
Lack of capacity over the Biko Bridge
Pressures on sanitation
lllegal electricity connections

Lack of bulk infrastructure within the Winterstrand / Cove Rock region

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

Lack of formalized informal trader stalls;

A demand for office use along JanSmuts Avenue;

Growing need for more economic services in the area
withdraw cash)
The following has been outlined as Key Social Issues pertaining to the study area:
Insufficient blue-collar labour-related jobs to service the community residing in the broader study area;
Lack of entertainment amenities to serve the needs of the community;
5
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Lack of public open spaces; Facilitate the development of mixed land use nodes and developmet corridors, where appropriate, within the study

Lack of retail / restaurant facilities within the study area to serve the needs of the community area,

Encourage residential densification in the study area;
Facilitate economic activity in the study area in such a manner that it does not negatively impact on the nature and

The fO”OWing has been outlined as KeyUrban DESign Issues pertaining to the Study area: character of the essentia”y residential fabric Surrounding the area;

, Ensure that development maintains or enhances safety, health ad the environment.
Lack of landmarks and public art;

Inadequate street lighting;

Irregular paving width throughout Settlers Way: The achievement of the above goals is proposed by using the following planning mechanisms-

Lack of beautification mechanisms to signify Settlers Way as the Gateway into East London. 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 in the study area.

VISION

The development vision for the study areashouldbeb a s ed on BCMMos vision of the- met ‘I[hgfollgw?nlg Bb?ecti\?es a;lrer i(fer?tiﬁeg iﬂ rseslpe\zlcteof Iang deeyelgr!mgnt processes within the study agea: -

centred, developmental city’ . _ _ . _ . o _
To identify appropriate areas for development as nodes and corridors, using the classification of these structuring

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 elements as contained in the Buffalo City Spatial Development Framework;

proposed vision for the Bonza Bay Road Corridor is as follows: To set in place appropriate planning measures to encourage deelopment of office and retail land uses within the

areas defined as development nodes and development corridors;

To manage land use and land development within the development nodes and corridors that will maintain and
enhance the viability and vitality o 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
GOALS AND OBJECTIVES

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

adjoining land uses;

The following goals for development have been set for theSW LSDE -
To allow for residential accommodation in business precincts in order to provide housing choice andimprove

Guide and manage the types and scale of new retailfesidential and office developments in the study area, whilst . _ o o _
activity levels; thereby taking advantage of existing infrastructure and underutilised properties.

recognizing the desirability of maintaining the overall primacy of the East London CBD and associated revitalization
To manage development so as to minimise risk, vulnerability and promote sustainabilityand overall resilience.

initiatives;

kS
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OVERALL CONTEXT OF THE WEST BANK Should the container move to the West Bank, linkages from the Port are necessary in the form of road and rail

) , . ) ) access; An increased size container terminal means more trucks on the road transporting containers which adds
The BCMM BEPP, 2019 discusses the West Bank as an Economic Catalytic ProgrammaArea which aims to support

to the congestion on Military Road, Settlersway as well as the West Bank on a whole;

investment, improve logistics and thereby boost economic performance. It includes a suite of planned and budgeted With the Steel Bridge being unable to permit trucks to cross over, this will compound the congestion on the above

projects which will enhance the infrastructure capacity as well as assist in unlocking planning and land related issues mentioned roads;

within the corridor. The Port is not _ PEOPLES PORTO2 t htecoesider improvediliekagedaa nning

well as accessibility. This Port in its current form will segregate users and will prevent the Port from the glue that

Upon a detailed analysis of the broader study area, it is noted that there are many developments and proposals which brings users together. Like in other major Port Towns in South Africa and Globally;

would have direct impact on the study area. These include: The following Proposals are being made in relation to the above Key Issues and the respective Implications:

A larger area close to the Grain Silos, on the West Bank have been identified for the new Container Terminal,
The East London Beachfront

A proposal to develop Latimers Landing into a Leisure aml Residential Precinct will allow more users to the area,
The East London Beachfront is a tourist and recreation node with easy access from the East London Central Business

as wel |l as bring more _ feeto to support proposed ¢ o0mme
District (CBD). It boasts 2 beautiful beaches, swimming pools, a pier and many restaurants offering a variety of cuisine Latimers Landing also into a Mixed Use Precinct on a similar but smaller scale than the \& A Waterfront in Cape
Town, wi || become an _ attractionos in itself;

depending on ones budget.
The proposed development of Signal Hill will also be the catalyst that creates the linkage between the working

The East London Beachfront is locatedat close proximity of around 6km from Sunnyridge. The node is able to offer and port and the Esplanande. This will start to enhance underdeveloped areas adh link it to the proposed areas being

. . . ) . . developed by the BCMDA;

act as a recreation node to the residents of the Sunnyridge and Greenfields region. The only challenge that these residents P y
A proposal was also identified to utilize the Railway Line from the Port, to transport tourists from the Port to the

face is the accessibility of this node due to the frequent taffic congestions over the Biko bridge and through the East East London Racetrack, proposed Waterworld Development by BCMDA as well as éWest Bank Golf Club

London CBD. .

Industrial
The East London Port The West Bank is known for its industrial activity. Many industries are situated within this area to be around otherlike-
The East London Port is currently looking at an expansion programme in the following areas: minded businesses. In order to grow this sector within East London, it would be essential to retainthe industrial nature

] . of the West Bank through promoting a conducive environment for industry and to support industrial activity within the
Container Terminal;

Latimers Landing; West Bank.

Increased car parking facilities for MBSA
Where do the industrial employees come from?

The strategy of the Port of East London is to increase its capacity of importing and exporting and in order to do so, they

) ) ] ) Inthe BCMM, areas such as Ptsdam, Mdantsane, Scenery Park, Reeston, Duncan village, Nompumelelo and Mzamomhle
have to be able to hold much more containers. The current capacity on the East Bank on the Port is 100 000 containers.

. . _ L _ ) ) are generally called marginalised areas. These are also areas where a large percentage of the population of low income
The only option of meeting n increased projection the Port has decided to move the container terminal to the West Bank

earning individuals reside. These individuals often seekemployment in industries. They presently have challenges with

The East London Back of Port precinct haspotential to act as a major tourist node boasting stunning river views and easy ) ) ) o o ) ) ) o
travelling to the industrial area within the West Bank due to the limited access and the increases traffic congestion within

linkage to the Esplanade. This precinct is currently not being utilised to its full potential. This precinct could act as anther _ i
over the Biko Bridge.

entertainment / recreation precinct for the residents of the Greenfields / Sunnyridge area and the wider city.
EL IDZ
The following implications have been identified:

kS
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The EL IDZ has plans to transform theAlexandra Golf Course into a mixeduse development which could include activities

such as light industrial, retail and residential uses.

The EL IDZ has also identified that In April 2020 the undersea cable wiland on or coast, linking to the IDZ. This & the first
large undersea cable in Africa. It will be traveling from Indiavia Mauritius to East London. When the cable reaches East
London, the EL IDZ has plans to setup a call centre and employ 3000 people initially and a total of 10 000 people after 3

years of the operation.
The following Key Issues have been identified:

Insufficient space for IT companies who would want to be closer to the Data Centre;

Infrastructure to cater for proposed Developments;

The Automotive Supplier Pak (ASP) will be expanding to cater of the new MBSA C Class production;

Faster movement of goods between the ELIDZ and MBSA Plant is required;

The Alexander Golf Course has been identified by the ELIDZ for Mixed Use development to support thedustrial

area, but infrastructure provision is a real constraint.

The following Implications have been identified:

10 000 job opportunities will be created by the underwater cable; These people will need to be accommodated
on the West Bank, close to thei places of employment; The individuals whom will work in this type of
professionals are uswually techno and

savyvy dependent

Taxify/BOLT, etc. They will want services on demand which increase BCMMd s need t o move t
growing SMART CITY Concept.

The ASP will require additional trucks coming into and leaving the ELIDZ daily, if not hourly; The resultant traffic
on the main roads will drastically increase;

The entire developable land within the ELIDZ will increase to a 70% occupation. This increase will result in
increased employees and the impact on traffic.

Delayed delivery of goods from ELIDZ to MBSA, will result in a slower productivity rate at MBSA, which will result

in less revenue;

The following Proposals are being made in relation to the above Key Issues and the respective Implications:

Increasing the Density in the already established residential area along Jan Smuts is being proposed in the
Settlersway LSDF. Also a proposal ér Mass Housing is being proposed from the ELIDZ towards the Hickmans
River. This will be explained in more detail later on.

Greater connectivity from the ELIDZ to MBSA is a necessity as well as from the West Bank to Berlin and outside
of BCMM is required.The bridge over the N2 is becoming a necessity and not just a requirement any longer. (See

write up on connectivity.

Q TSHAN]
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Provision of social amenities linked to increased residential provision will be required;

Airports Company South Africa (ACSA) EL Airport

Through the consultation session of the development of the project, the team had a meeting with the development team
of ACSA. They have indicated that ACSA has plans to promote logistics and warehousing on the land to the north of the
airport. ACSAIs in the process of reviewing their Masterplan for the East London Airport.Work on the Landside Precinct
Plan is underway. ACSA has also indicated that there needs to be careful consideration of the types of uses that are

developedin the airports flight path.

At present ACSA are looking at expanding the lounges within the Terminal buildings.

Their future expansion plans are to also look at incorporating more commercial activities to the south of the existing

terminal buildings, towards the R 72, as deptted in the plan below.

The Longer term strategy of ACSA for the East London Airport is to permit larger aircrafts to land. The constraint with this
afore-mentioned proposal is the illegal homes which have been constructed within the flight path and whichneed to be

relocated, before the runway expansion can happen.

Also Phase 2 of the ELIDZ (SEZ) is to create a Light Industrial Park which will have direct access to the airport taxiway as

well as which will incorporate the following;

on internet connection and services |ike; . Uber, o Uber

b

SR V\}argh%usiﬂgl for tlm%-lpelri%able goods for export;

Warehousing linked to the main SEZ and other industries on the West Bank;

Freight and Logistics linked to the Airport;

Mercedes-Benz South Africa (MBSA)

MBSA is planning for an added shift due constructing the W206 model in the East London plant. The harbour presently

has a lack of capacity to store allfinished Mercedes-Benz vehicles.

The Mercedes Benz SA (Pty) Ltd (MBSA) investment and expansion of its existing manufacturing plant in East London on
the West Bank, to the cost of EUROS 600 Million, was the trigger for all other activities on the West Bank. MBS¥ad to
upgrade their manufacturing plant to prepare for the new W207 C Class production. As a result of this MBSA will also

being expanding their workforce to meet the production demands, which result in the implementation of a 3rd shift.
The following Key Issues have been identified:

1000 more jobs created: employees from outside of the West Bank;

| Final Draft Local Spatial Development Framework 8
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3rd shift being implemented; 24 hr production facility;

Demand for additional space for parking facilities for storage and export;

Additional logistical in and out of the plant i.e. 400 Trucks daily; 74 Trucks from outside of East London need to
access the plant;

Supplier space within close proximity to the Plant is required,;

. Just I n Timeos: An MBSA |l ogistic
completed products are removed as they come off the production line;
Storage of vehicles;

Delivery between the ELIDZ and MBSA Plant;

The following Implications have been identified:

With the additional staff being employed, there will be a demand for housing on the West Bank;

Public Transport for the three shifts will have to be considered; this will include actual public transport as well as
associated safe facilities for commuters. Gender based planning will haveto play a larger role in this situation;
The road capacity is insufficient with the West Bank to handle the existing users. With the increase in vehicles
and trucks. Settlers way will have to be upgraded and made suitable for the users;

Additional linkages to the Marginalized residential areas, which will be the primary employment source areas, will
have to be created, to reduce travel time, and related costs;

Without better linkages the current and future traffic congestion will escalate as well as the adlitional trucks
coming onto the West bank to supply the industries will compound the problem;

The increased traffic congestion will slow down the delivery vehicles and result in the MBSA not being able to
meet their daily production demands;

There is already limited space for MBSA to store the completed vehicles on the West Bank, and with the extra
shift and increased production the existing vehicle storage facility at the Port will be insufficient as well as other
areas on the West Bank;

It has been identified that the Fort Glamorgan Prison is currently under utilizing the Prison Land;

MBSA have indicated that they would like to have a direct link to the EL IDZ for the parking of vehicles and further a road
linkage from the EL IDZ to the Port for export puposes. The EL IDZ has to grow in terms of their automotive supplier park

to supply Mercedes Benz.
The following Proposals are being made in relation to the above Key Issues and the respective Implications

Mass housing is being proposed from Cove Rock to the Hickmans River. This will include a mix of medium to
high density housing which will cater, not only for MBSA employees, but also other industry employees on the
West Bank;

Densification of the existing Sunnyridge residential Area is also being proposed to accommodate more people

wanting to move to the West Bank to be closer to the places of employment;

Q TSHAN]
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BCMM, as an interim arrangement to support the supply and delivery between the ELIDZ and the MBSA plant, are

proposing the upgrade of Settlersway between Chester Road and Military road to the entrance gate 2 at MBSA;

an additional lane in both directions will be created. This will assist in alleviating the traffic congestion;

A future proposal is to extend the existing Harbour Arterial Road from the ELIDZ, across the Alexander Golf

Course, above the EL Race Track and West Bank Golf Club, tmtersect with Military Road to the MBSA Gate 2
supnpanGee s ar e

The Port Authorities are looking at increasing the existing parking garage at the Port to accommodate additional

supplied at the plant

vehicles;
Thought needs to be givento either relocate the Fort Glamorgan prison andfor utilize the underutilized space for

expansion of the Industrial Area;

Settlers Way

Due to Settlers Way (R72) being a Regional Road with high speed moving vehicles, there is a need to develop and promote
development along the corridor all the way to theairport. Care should be takenthat there should be no direct access onto
land uses on either side of Settlers Way from the Buffalo view Road intersection through to the East London Airport. This

acts as a traffic calming mechanism and decreases the need for vehicles to park on the side of the road.

Managing traffic volumes is essential along Settlers Way. How we manage traffic flow and traffic volumes and ensuring
that there are proper designated traffic stops for taxis, public transport, buses as well astrucks when they want to stop

is critical.

There is a need toapply urban design standards when roads are constructed. Raised pavements and bollards could

benefit trucks and mini-bus taxi from pulling off along the pedestrian paving.

West Bank Historical Village
The West Bank Historical Village has a large percentage of buildings which are older than 60 years and fall under Historical
Heritage significance, and would have to go through rigorous approvals processes for any type of amendments to the

buildings.

However it is proposed that a Tourist Route be developed from the Port through the West Bank Historical Village to the
Race Track and the Waterworld. Traversing the West Bank village will be a catalyst to allow the Village to develop further

and there has been little to no development within the village for a number of years

Future Nodes: Settlers Way and Chester Road

| Final Draft Local Spatial Development Framework 9



This intersection is identified as a future node as it may become an exceptionally prominent intersection. When the bridge
over the Buffalo River is built and connects to Wilsonia, it is going to come across and through to the airport and intersect

at this node. It us due to this, that this intersection will bring in large volumes of vehicular traffic.

Surrounding this node is presently, the Orange Grove informal settlements. There are plans for these settlement dwellers
to be relocated due to this area not being conducive for residential use. It is essential to ensure that as soon as there is
opportunity to relocate these residents, there needs to be an instant promotion of various other uses to be located within

this space.

Such uses could include light industrial activity in the form of warehousing and the like or potential for a retail mall to

service the growing needs of the resdents of the greater area.

This route would also be used by trucks delivering items to the industries along within the area as well as to the EL Airport

and thus this route would become a prominent route

EL Racetrack
The East London Racetrack has a richhistory. It is the first ever Grand Prix track. It has since, been undetutilized. This

node has potential to serve as a tourist node to host racing events that could addvalue, not just locally,but also nationally.

Other than tourism, the ELRacetrack has potential to link with the EL IDZ with regards to the cable in East London. With
the growth of the Fourth industrial Revolution and the increase in popularity of electric cars, the EL Racetrack has potentia

for activities such as the testing of biofuels and electric cars and others.

The East London Grand Prix Circuit, operated by the Border Motorsport NPO, has been granted a 20 year lease by BCMM

Council. The concept is to upgrade the circuit to allow more motor racing events, as well as andlary motor tourism related

activities within the Circuit precinct.

BCMDA Waterworld Development:
The BCMDA are currently busy with a development proposal for the existing Waterworldarea. The concept is to look at

upgrading the existing pools, create accommodation options for different markets types.
Overall design incorporates the following components:

Open air Amphitheatre with a permanent tensile tented structure to provide cover
Interactive water features and sculptures
Super tube / water slides to swimming pools

Q TSHAN]

Buffalo City Metropolitan Municipality |

Urban seating, Hawkers Stalls and Braai areas
Gate house, offices, security and storage facilities
Pool pump and plant room

Ablutions and showers

Urban outdoor gyms

Kids play areasv skate park, jungle gyms, sand pits, etc.
Urban benches and rubbish bins

Off street parking

Landscaping

Pedestrian bridge

Security perimeter fencing and gates

Ocean tidal pool

When complete, it is envisaged that this node will be a top recreation facility linking to the beachfront.

The BCMDA have indicated thatMolteno Road needs to be upgraded to ensure easy access and linkage between the

various activities.

Housing / Residential

There are many land parcels surrounding the EL IDZ through to Wintersand where developers have gained interest for
residential developments. The BCMM have confirmed that there are a number of applications that have already been

approved. The only challerge within this area is the lack ofbulk infrastructure available.

As part of the strategy to accommodate development on the West Bank, being Spatial Priority Area 1 and creating

economic development, housing provision forms the fundamental component of integrated sustainable settlement.

The concept of mass housing on the West Bank is to meet or alleviate the need for housing in support of the West Bank

Economic Corridor/West Bank Smart Logistics and Automotive Hub.

The Mass housing will incorporate medium to high density housing primarily. Low density housing is not favored unless

it is within the coastal nodes or included in a development which also incorporates medium to high density developments.

The main constraint for the mass housing will be the provision of non residential uses i.e. Educational facilities, Health

Care Facilities, commercial and retail facilities, etc.

A conceptual plan below has been drafted and the following statistics start to emerge:-
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The conceptual plan has been drafted totake cognizance of the different typologies of residential development, aligned
to the vision for the area, as well as associated social amenities required.

The Mass housing on the West Bank needs to be developed in phases, so as to ensure a sequential day of bulk
infrastructure as well as no leapfrogging of development. As a result a the plan above also represent the phasing
spatially. Due the massive size of the proposed housing on the West Bank, a Five (5) phase approach is proposed.
The mass housing area, with regard to the extension of the urban services edge, can accommodate the following

number of households with and the respective densities. The density hierarchy is categorised as follows:

30 du/ha; Low Density
80 du/ha: Medium Density
150 du/ha: High Density

It should also be noted that in order for us to get to the approximate number of units which can be accommodated on
the site, 40% of the site area was removed, to accommodate roads, public space, social amenities, (Critical elements of

an Integrated Sustainable Human Settlement etc. The remaining 60% was used to calculate the density.

Ha Density: du/ha No. of Units
1426,8 30 42 804
1426,8 80 114 144
1426,8 150 214 020

What is critical to understand in all Mass Housing developments, is that we are creating Integrated Sustainable Human
Settlements, which means ensuring that not only houses/homes are being built, but supportive social infrastructure like

the following is essential for the success of the residential component:

Schools: Primary, Secondary, etc.;

Health Care Facilities: Clinics, hospitals, etc.
Retail Facilities: shops, restaurants, etc.;
Community Halls;

Etc.

Mass Housing:

The Kiddos Beach area and it housing devel opment must

grown significantly in the last three (3) years. The city has also invested money into infrastructure like water provision

and coupled with the investment and contributions of the private sector, the area has already attracted a number of new

Q TSHAN]
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not be

residents. Kiddsos has proved to be ideally situated b
beautiful coastline, the location proved almost perfect.
Kiddos Beach has targeted the middle to upper i ncome

number of different housing typologies as well as the the opppotunity to build their own home as well.

Kiddos Beach t he rtantfrabernesuppottiagythse WésnBank Eqoreomic Corridor.

We the influx of prospective employees taking up the economic opportunities that are going to be presenting
themselves, the need for housing will drastically increase. The Mass Housing proposed abog, will still be inadequate to
meet the demand and the City has to follow the global drive towards Densification.

The residential area along Jan Smuts Avenue has already seen a trend towards the homes being converted to medical
practices, shops, cars sales, salon etc. The conceptual proposal which has been supported through a Public Meeting of

the Settlers Way LSDF, is to the allow the two residential blocks alonglJan Smuts Avenue to consolidated and

converted into higher density residential apartments.

Another parcel of Land which the BCMM are looking into developing for medium to higher density is the land along
Chester road (See plan depicted below). This land parcel to is to be developed in partnership with MBSA to cater for the
GAP and FLISP housingnarket. The South African Department of Human Settlements has been successfully able to
achieve medium to higher density housing development for the GAP and FLISP market elsewhere in South Africa and

East London has the opportunity to replicate these devebpments.

i solated from the West Bank. The Kiddos Beach

| Final Draft Local Spatial Development Framework 11
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SETTLERS WAY LOCAL SPATIAL DEVELOPMENT FRAMEWORK

BROADER CONTEXT PLAN
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Concept

The Concept Plan shownbelow is a representation of the proposed concept of the study area. It highlights the main

corridors as well as the proposed nodes,precincts, and gateways into the study area.

The proposals aim to approach the LSDF in a manner that wilproduce high quality urban spaces and amenities for people
to experience. The mixeduse developments aim to introduce a variety of uses within a space and to maximize land

usage.

Mixed use proposals were also considered in the core of the study area as there is a high demandébr office space, retalil
activity and commercial land usage within Sunnyridge and Greenfields, specifically along Jan Smuts Avenue and Settlers
Way. The concept of Mixed Use is promotedto create compact living with ease of access whereby individuals would be
able to easily access a multiple of activities. These would includetheir place of 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

TSHANI
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PROPOSED LAND USEONCEPT PRIMARY STUDY AREA

In support of the above-mentioned developments and the outcomes of these developments, pressure will be on the need
for residential provision within the study area. To provide an increase inthe residential offering within the Primary Study
Area, there is a needto promote an increase in density to allow for more compact development and subsequent

thresholds for lower and higher order services required

A growing desire for mixed use is experienced along Jan Smuts Avenue therefore the proposal along Jan Smuts Avenue
is for the provision of a mix of uses which does not limit the use to only be office but rather also small- scale shops,

restaurants/cafes, etc.

Sub Precinct 1: Mixed-Use Precinct

The Mixed Use Commercial Residential Land Use is to blend residential, commercial, cultural, institutional or
entertainment uses into one general area This is promoted to allow for the ease of access through the variety of uses.In

this case, the zone blends residential and commercialand industrial uses of the general area.

Buffalo City Metropolitan Municipality | Settlers Way LSDF | Final Draft Local Spatial Development Framework 12




Mixed use development allows for amulti- storey development designed to accommodate commercial activities such as
shopping, coffee shops, convenience stores etc. on the ground floor and residertial on the upper floor. The ground floor

and first floor could also accommodate office use.

Sub Precinct 2: High density Residential Precinct

The desired spatial outcome of this proposal is to consolidate propertiesin the form of a block development anddevelop

higher density units of 3-4 storey mixed used units with retail / coffee shop on the ground floor and residential further

above.

Office / Business

Retail/ Restaurant/Coffee Shop

At a density of 50 dwelling units per ha, his proposal has potential to accommodate approximately 1 400 units on the

High Density Residential

presently 251 erven. That equates to approximately 5 times the current number of units.

Sub Precinct 3: Maintaining the Low density Residential Precinct:

Business Zone 2

Low density residential will be maintained on the north of Greenfields and south of Sunnyridge.

SETTLERS WAY LOCAL SPATIAL DEVELOPMENT FRAMEWORK

PROPOSED LAND USE CONCEPT PLAN
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Sub Precinct 1: Mixed-Use Precinct
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Residential Zone 4/5

Sub Precinct 2: High Density Residential
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Residential Zone 4 (HDRY 3) Maximum 2 storeys

Residential Zone 5 (HDR 4)

Sub Precinct 3: Low Density Residential

TSHANI

Low Density Residential

Residential Zone 3 (A, B, C)

LAND DEVELOPMENT GUIDELINES

SPECIFIC DEVELOPMENT PERFORMANCE CRITERIA

In order that the desired outcomes for each precinct are achievedspecific development criteria have been formulated for
the applicable land use uses and zonings involved. This means that the LSDF does, in places, impose further restrictions

or departures from the Zoning Scheme in order to achieve the desired outcomes.

PROPOSED LAND USE CATEGORIES

1. Residential: Zoning: Res 1- 5

Residential useis the prominent use within the Sunnyridge/Greenfields area as the suburb was developed around the
need for residential homes. It is essential to ensure that the residential fabric of the area remains intact and that land us

proposals do not conflict the residential use or reduce the attractiveness of the area for residents.

The analysis has indicated that there are also a significant number of families who require affordable housing within the
study area. It is proposed that a component of smaller more affordable housingunits be included as pat of the proposed

Mixed-Use Precincts and Precincts identified for low intensity office uses. In light of the above it is proposed that the
existing process of densification of the residential area be encouraged. A possible social housing development in the

study area has also beenincluded in the proposals.
2. Retail: Zoning: BUS 2
Retail activity can complement office and residential uses as these activities can work in conjunction with each other as

a mixed-use precinct.

3. Industrial: Zoning: Industrial 1/2

Industrial activity is located within the secondary study area.

4. Mixed Land Use: Zoning: BUS 2/ BUS 4

Precincts and Nodes promote mixed land use to accommodate a variety of land uses within a general area to allow for
ease of access and to decrease the need to travel. Mixed landise allows for compact urban development and to ensure

the optimal of spaces.
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Mixed Use can also include a variety of land uses within a space which allows for the ease of access to this variety of
land uses. Such an example of mixed land use would be a dvelopment which includes retail at the ground floor (public
access), Office use at the F' and/or 2" floor (semi-public/private), and residential (restricted access) on further floors
above. This type of development ensures the maximum usage of space, ensures that the development is in constant

use; during various hours of the day and most importantly, ensures the creation of a compact, and accessible city model.

SIGNAGE GUIDELINES

The approved BCMM Advertising Signage Policy indicates:

i The | ocal character of an ar etahe degreevohcontrdh appliedsnithatrarea. s

It recognises that the dynamics between the type of the sign, the sign itself and where it is to be located can most
effectively be dealt with by the determination of areas of control. " Ar ea's
Schedule 1 of the Policy; andwhich may be modified and/or amended from time to time, which amendments and

modifications will be graphically depicted by way of maps as prepared by the Municipality from time to time.

TABLE E 1. Signage Categories

Four categories of control are used, varying from the most stringent to the most lenient. The four categories of control

are:
1 Prohibited N/A
2 Maximum Control All residential
3 Partial Control Low Intensity Office / Mixed use
4 Minimum Control N/A

NI
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Urban design is the art of making places for people interaction. Urban design considers how people use and
perceive space and take into account aspects such as safety comfort legibility and ease of access. It also
considers all forms of movement such as pr ivate vehicles, public transportation, cyclists, pedestrians, etc.
and the relationship that they would have with each other and how all forms can occur harmoniously within

the public realm.

Urban design is essential for the creation of sustainable enviro nments and would be the glue that sticks the
economic, built environment and social life together. Good urban design can create lively spaces that would

promote public interaction within space.

A 3D interpretation was developed of the proposals mentionedabove and incorporated many urban design elements to
prévitle aM iartist impreksio® of what certain areas within the study area could look like. The following section takes the
reader through the urban design principles which are essential within the study area, while the 3D images show how

these elements can be applied to space.

The urban design principles as set out in the Development Perspective phase of this study are as follows:

a. Green Natural Systems
b. Road Reserve Green Open Space
C. Centre island and sidewalk alongSettlers Way
d. Beautified Centre Island, Traffic Circles, and pedestrian crossings
e. Variety of paving material
f. Trees as carbon mitigating tools
a. Mix of uses
b. People-centred Place Making
C. Public Realm
d. Landmarks (could be celebrating local history)
e. Safety and Securityfeatures
a. Accessibility
Vehicular and Pedestrian Movement
| Final Draft Local Spatial Development Framework 15



IMPLEMENTATION PLAN

The BCMM BEPPhas identified the Westbank Economic Corridor as a Catalytic ProgrammeArea and has allocated a

2020/2021 financial year.

The following 5-10 year Implementation plan has been drafted from the proposals discussed in the previous sections.

The project proposals are aligned to the land use -, traffic - and urban design condition in the study area.

PROJECT DESCRIPTION

A Roads Upgrade
B Urban Furniture
C Street Lighting

D Street Art

E On Street Parking
F Tactile Paving

LOCATION

RESPONSIBILITY

Jan Smuts Avenue Upgrade:

Jan Smuts Avenue: From Spar to Buffalo View Road | BCMM Roads Department

BUDGET ESTIMATE

R 40000 000.00

total budget of R 12000 000 towards the project for the financial year of 2019/2020 and R 47000 000.00 for the

PHASING

Medium - term

Broader Context Upgrade

Port of East London: Extend Main Breakwater
and Deepen Entrance

Revitalisation of the West Bank industrial area/
Motor Industry cluster

Water World (Water Park): BCMDA

West Bank WWTW

West Bank Water Supply

m | m O 0O

West Bank Restitution (housing)

Settlers Way Upgrade Airport to Gillwell Mall

Landscaping/Planting of iconic plant materials flowers and

A : Community Services R 10000 000.00 Short-term
shrubs along road island

B Widening and raising of pedestrian walkway BCMM Roads Department R 20000 000.00 Short-term

C Planting of indigenous trees along sidewalk Jan Smuts Avenue Community Services R 1000 000.00 Medium-term
Inclusion of built-in street furniture along pedestrian sidewalk i i

D . Il Either Length of Settlers Way R72 S U U (S el e R 15 000 000.00 Medium-term
(benches, bins, etc) Department

E Solar street lighting Settlers Way BCMM Electricity Department R 20 000 000.00 Short-term

F Creative painting and surfacing of pedestrian crossing Settlers Way ST U U el R 1 000 000.00 Short-term

Department

g TSHANI
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Maintenance and cutting of grass along sidewalks and centre

G islands / replacement of grass with alternative materials. E.g. | Settlers Way R72 BCMM Community Services R 1500 000.00 (P/A) Continuous
pebbles

H Landscape Design policy Settlers Way R72 BCMM Community Services R 300 000.00 Short-term

I Stormwater Assessment, Demand, proposals Study Settlers Way R72 Entire Extent BCMM Engineering R 550 000.00- R650 000.00 Short-medium term
Wastewater Assessment including Sewer Capacity ) , ) .

J Settlers Way R72 Entire Extent BCMM Engineering R 400 000.00 Short-medium term
Assessment
Assess Settlers Way for possible onversion into left-in, left . ,

K out Settlers Way R72 Military Road to MBSA Entrance Medium term

L Informal trading facilities, absolutions, etc. Settlers Way R72 R 15 000000.00 Shortv medium term

M Taxi embayment with universal access Settlers Way R72 R 5000 000.00 Medium term

N Raised pedestrian tables (estimates part of intersection) BCMM Roads R 5000 000.00

0] Tactile paving (estimates part of intersection) Tactile paving on kerb edges at crossing points R 5000 000.00

P Universal access Sidewalks AR UL S SEI S R 4000 000.00 Shortv medium term

Way R72 to concrete
Q Universal access Sidewalks New sidewalks along the sections of Settlers Way R72 R 2000 000.00 Shortv medium term
where none exist

R Settlers Way Upgrade: (Chester Road to Military Road) BCMM Roads Department R 40000 000.00

S Upgrading of East London Airport Entrance Entrance to East LondonAirport ACSA R 4000 000.00 Medium - term

T Bridge over Buffalo Ridge National Government R 200 000 000.00 Medium - term

U Linkage from R72 to Buffalo Ridge Bridge SANRAL R 20000 000.00 Medium - term

\/ Linkage from N2 to Buffalo Ridge Bridge SANRAL R 40000 000.00 Medium- term

w Upgrade of Road Edge Between Potters Pass and Clovelly Road: Both Sides | BCMM Roads Department R 5000 000.00 Short - term

Buffalo City Metropolitan Municipality |
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Sedtiene A4

INTRODUCTION AND BACKGROUND




The Buffalo City Metropolitan Municipality, herein after referred to asthe BCMM, has appointed Tshani Consulting CC to
prepare the Local Spatial Development Framework for the Settlers Wayarea, hereafterreferred to as SWLSDFR , i n t

Buffalo City Metropolitan Municipality.

This document serves asthe Draft Local Spatial Development FrameworkReport, prepared by Tshani Consulting CG as

a component of Phase 2.
BACKGROUND

Not only does the Broader West Bank area and residents of East London utilise the study ared;inust also be noted that
Settlers Way (R72) is the gateway into East London through where motorist travel from various places including Port
Elizabeth, Port Alfred, etc or tourists and business persons land at the East London Airport and would then have to drive

through Settlers Way to reach their various destinations within East London.

In additional to the above trends, the project needs to be cognisant of the office and retail trends across the greater city

region as well as the spatial objectives as spelled out in the BCMM SDF (2013)

The area is synonymous with the regular travel of largetrucks and this provides an added risk for motorists, cyclists and
pedestrians who travel along the road. Settlers Way LSDF must also contain aTraffic and Transport Plan. The Settlers

Way Traffic and Public Transport Management Plan will be a distinct subcomponent of the LSDF.

TSHANI
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PROJECT TITLE
SETTLERS WAY LOCAL SPATIAL DEVELOPMENT FRAMEWORK @

The project title will be: Settlers Way Locd Spatial Development Framework SW LSDF STUDY AREA MAP

PHASING

The project phasing is outlined as follows:

PHASE 1: Project Initiation and Finalisation 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 Approval and Adoption
STUDY AREA EoE S SRR gk I
Loga’nd
The Settlers WayStudy area concentrates on the area between Buffalo View Road in the East and Chester Road to the el ) ,
[ secondary Study Aren £ :
o , TSHANI
West. The study area is located on the West Bank; approximately 5 km east of the East London Central Business District — et 5 .\ . ‘ CONSULTINGIGS

and it covers a corridor area approximaely 400m on both sides of the Settlers Way.

PROJECT OBJECTIVES

The objective of the Settlers Way LSDF is to undertake a thorough analysis and needs assessment in the study area in
order to identify development projects, infrastructure requirements, appropriate land use proposals and compile a

detailed implementation and phasing programme with related budget.

SPECIFIC OBJECTIVES:

In achieving the successful the successful completion of the Settlers Way LSDF, the following aspects shouldbe studied

and their related outputs should be produced:

1 An assessment of development patterns and trends;
9 The identification of sites for potential development of social housing where residents working within the Settlers

Way area for them to reside within close proximity to their place of work;

TSHANI
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A database of recent commercial development and proposed development compatible to ARCGIS geo database

format (as per ANNEXURE B)

Assessment of the site of the | ocal economy, especially SMMEos offices and mall s.

Infrastructure requirements and an associated INFRASTRUCTURDPevelopment Framework;

Traffic and transport Management Plan including pedestrians , parking, loading (SEE ANNEXURE)

Assessment and proposals relating to public open spaces and the quality of pullic spaces;

Aesthetic quality (landscaping standards)

Appropriate spatial development concept and proposals for the study area;

The investigation of mechanisms that would allow for nodes for mixed land use development and an assessment
of the success/ challenges with current nodes

Assessments of land use management guidelines successes and challenges to date;

A set of performance objectives and criteria responsive to key planning informants and strengthening the LUMS
capacity of BCMM;

A clear land use plan showing existing land uses

Clear land use proposals with plans incorporating proposals for development enwronmental protection and traffic
management;

Community and stakeholder participation and endorsement of the eventual Local Spatial Development Framework
,Polices and Proposals;

Detailed Implementation and phasing programme with related budget estimates and indication of where areas of

greatest need and potential are addressed ; timeframes and targeted /potential impacts;

Findings indicating that councilos financi al and insti

suitability in terms of imple menting proposals.

i
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