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TERMINOLOGY 

The following terminology is taken from the National Treasury Guidance Note: BEPP Framework v.5.5 08/2017. 

Catalytic Urban Development Programmes 

Catalytic urban development programmes and associated projects are programmes that: 

a) Enable integration, that is mixed and intensified land uses where the residential land use caters for people across various income bands and 

at increased densities that better support the viability of public transport systems; 

b) Are strategically located within integration zones in metropolitan municipalities; and are game changers in that the nature and scope of the 

projects are likely to have significant impact on spatial form and unlock economic activity. 

c)  Involve major infrastructure investment; 

d)  Require a blend of finance where a mix of public funds is able to leverage private sector investment as well as unlock household investment; 

e)  Require specific skills across a number of professions and have multiple stakeholders. 

Catalytic development programmes are an ensemble of related projects (public: municipal, public: non-municipal and private (Public Private 

Partnerships, Special Purpose Vehicles, and pure private development projects) needed to be implemented within a specific spatial targeted area 

and from which the total intergovernmental project pipeline is updated for all public-sector projects in the programme.  

The catalytic programme development process delivers a series of built environment projects to be implemented by either national, provincial, 

municipal or private sector which will progressively put cities on the path to achieving compact cities and transformed urban spaces and are therefore 

outcomes led.  

Densification 

Increased use of space, both horizontally and vertically, within existing areas/properties and new developments, accompanied by an increased 

number of units and/or population threshold. 

Economic/Employment Node 

Employment or economic nodes are localised urban agglomeration economies with the highest number of jobs per unit of area (job densities). They 

are the primary urban destinations and therefore are mostly located on major transit routes and accessible via a variety of transport modes. In terms 

of land use, employment nodes can either be mixed ï a cluster of office, retail, industrial, community and residential land uses; or uniform - 

homogenous land uses such as industrial or office complexes. Building heights and land coverage in economic nodes are much higher compared 

to average urban places. In terms of life cycle stage, they can be segmented into emerging (township nodes or urban hubs), established 

(decentralised commercial nodes) and declining nodes (CBDs). Size and catchment area of economic nodes are characterised into a descending 

hierarchy, e.g. Regional, CBD, Metropolitan, Suburban and Neighbourhood. 

Human Settlements Development 

The Department of Human Settlements defines a human settlement as a developed and/or developing human community in a city, town or village 

ï with all the social, material, economic, organisational, spiritual and cultural elements that sustains human life. Human settlement development 

refers to the establishment and maintenance of habitable, stable and sustainable public and private residential environments to ensure viable 

households and communities within a space and/or areas providing for economic opportunities, health, educational and social amenities in which 

all citizens and permanent residents of the Republic, within a municipal space will, on a progressive basis, have access to permanent residential 

structures with secure tenure, internal and external privacy and providing adequate protection against the elements; and potable water, adequate 

sanitation facilities and domestic energy supply. 

Informal Settlement 

The National Upgrading of Informal Settlements Programme refers to two UN Habitat definitions of Informal Settlements. An óInformal Settlementô 

exists where housing has been created in an urban or peri-urban location without official approval. Informal settlements may contain a few dwellings 

or thousands of them, and are generally characterised by inadequate infrastructure, poor access to basic services, unsuitable environments, 

uncontrolled and unhealthy population densities, inadequate dwellings, poor access to health and education facilities and lack of effective 

administration by the municipality. (NUSP 2013, taken from UISP Consolidation Document-2014). 

Another definition in use which is similar to the above is: ñResidential areas where 1) inhabitants have no security of tenure vis-à-vis the land or 

dwellings they inhabit, with modalities ranging from squatting to informal rental housing, 
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2). the neighbourhoods usually lack, or are cut off from, basic services and city infrastructure and 3) the housing may not comply with current 

planning and building regulations, and is often situated in geographically and environmentally hazardous areasò. The UN-Habitat (2015). 

Integrated Planning 

Integrated planning refers to the co-operation of different sector department, different spheres of government, parastatals and the private sector in 

order to achieve publicly participated and accepted development outcomes. 

Intensification / Mixed Land Use 

Achieving a greater spectrum of land uses (commercial, industrial, residential or social) through the increased use of space, both horizontally and 

vertically, within existing areas or properties and new developments, within a TOD precinct, resulting in increased population thresholds that support 

public transport ridership, walkability, economic development and inclusivity. 

Integration Zone (IZ) 

The Urban Network consists of a number of Integration Zones. Each zone is a part of a city or city region-wide TOD network. An integration zone is 

a spatial planning element facilitating spatial targeting of investment aimed at spatial transformation. Each zone consists of a transit spine connecting 

two anchors via mass public transport (rail/bus) e.g. the CBD and an óurban hubô (township node with the best investment potential). It can also 

comprise of the CBD and another primary metropolitan business node. Between the two Integration Zone anchors area limited number of Integration 

Zone intermediate nodes that are strategically located at key intersections connecting to marginalised residential areas (townships and informal 

settlements) and economic nodes (commercial and industrial nodes) via feeder routes. The Urban Hub connects to secondary township nodes 

within the marginalised peripheral township. The Integration Zone includes a hierarchy of TOD precincts located and prioritised within the structure 

of the nodes described above.  

Intergovernmental Project Pipeline  

The intergovernmental project pipeline consists of both catalytic and standard projects (not all projects, only that of a strategic/priority nature) within 

the metropolitan space whether it is a project of the national, provincial or metropolitan government, or that of a public entity. The main purpose of 

the pipeline is for it to incorporate projects from all spheres and entities to prioritise collective public investment in particular spaces.  

Land Value Capture (LVC) / Land Based Financing 

A policy and regulatory mechanism that allows a public entity to ñcaptureò a portion of the increased value (direct or indirect) of land resulting from 

either investment in infrastructure or the allocation of use rights by the public sector. 

Marginalised Areas  

Marginalised areas are areas, primarily residential in function with related land uses, which are in decline and/or where people are deprived. These 

are areas that are typically informal settlements and dormitory residential townships in need of redress. These are areas that do not tend to be the 

focus of the private sector developers and will thus require some kind of intervention from government to start with if they are to flourish as liveable 

neighbourhoods with high accessibility to the broader urban network. 

Mixed Land Use 

A mix of land uses or achieving greater spectrum of land uses. More specifically it relates to an area of existing or proposed horizontal and/or vertical 

integration of suitable and compatible residential and non-residential land uses within the same area or on the same parcel of land; implies 

contextually appropriate intensity of land uses that should facilitate efficient public transport and a vibrant local urban environment. 

Spatial Planning and Land Use Management 

The following definitions are the same definitions used in SPLUMA Act 16 of 2013.  

ñLandò means any erf, agricultural holding or farm portion, and includes any improvement or building on the land and any real right in land; 

ñLand developmentò means the erection of buildings or structures on land, or the change of use of land, including township establishment, the 

subdivision or consolidation of land or any deviation from the land use or uses permitted in terms of an applicable land use scheme. 
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ñLand useò means the purpose for which land is or may be used lawfully in terms of a land use scheme, existing scheme or in terms of any other 

authorisation, permit or consent issued by a competent authority, and includes any conditions related to such land use purposes. 

ñLand use management systemò means the system of regulating and managing land use and conferring land use rights through the use of schemes 

and land development procedures; 

ñSpatial development frameworkò means a spatial development framework referred to in Chapter 4 of SPLUMA; 

ñZoneò means a defined category of land use which is shown on the zoning map of a land use scheme. (Not the same as Integration Zone as in 

UNS) 

The spatial planning system consists of the following components: 

a)  Spatial development frameworks to be prepared and adopted by national, provincial and municipal spheres of government; 

b)  Development principles, norms and standards that must guide spatial planning, land use management and land development; 

c)  The management and facilitation of land use contemplated in Chapter 5 of SPLUMA through the mechanism of land use schemes; and 

d)  Procedures and processes for the preparation, submission and consideration of land development applications and related processes as 

provided for in Chapter 6 of SPLUMA and provincial legislation. 

A municipal spatial development framework must assist in integrating, coordinating, aligning and expressing development policies and plans 

emanating from the various sectors of the spheres of government as they apply within the municipal area. Spatial development frameworks must 

outline specific arrangements for prioritising, mobilising, sequencing and implementing public and private infrastructural and land development 

investment in the priority spatial structuring areas identified in spatial development frameworks. 

Spatial Targeting 

A built environment investment prioritisation approach where specific areas are prioritised for investment at a range of geographic scales, within an 

urban system, to achieve particular development outcomes. Spatial Targeting is an approach recommended by the National Development Plan. 

Spatial Transformation: 

The legacy of apartheid ï communities segregated from one another based on race (and class)- as well as the impacts of the legacy of the modernist 

trend of city building based on the automobile and functional separation of land uses have left South Africa with cities that are inefficient, inequitably 

developed, and expensive ï environmentally, socially and fiscally ï to live in and to manage. The NDP states that a national focus on the spatial 

transformation of our cities should, by 2030 ensure that a larger proportion of the population should live close to places of work and travel distances 

and costs should be reduced, especially for poor households. Urban systems ï hard (physical structures and networks) and soft (governance 

systems including urban management and land use management) that facilitate and enable compact cities and transformed urban spaces of social 

and economic inclusion on an equitable basis are key levers to overcome the debilitating impact of distance and separation on the fortunes of the 

individual, household, business and the state, as well as the environment and the resilience of the system as a whole. The equitable redistribution 

of resources within cities, as well as building systems that facilitate affordable and safe access to the full ambit of resources that makes urban living 

productive are critical to spatial transformation.  

Transit-Oriented Development (TOD) 

TOD directs public and private investment to areas of maximum public access in a city, doing it in a way that creates liveable environments. In the 

context of the BEPP, included in TOD would be spatially targeted areas. TOD is designed to maximize access to rapid/frequent public transport and 

encourage ridership. 

The symbiotic relationship between land use, built form and public transport lies at its core. From a transport perspective TOD is focussed on 

promoting sustainable public transport while minimising the travel mode share of private motor vehicles and the negative externalities of this mode 

including reduced rates of private car parking. From a spatial development perspective, the focus is on mixed land use and increased residential 

densities in an improved public environment (high quality public spaces and streets, which are pedestrian and cyclist friendly) with high pedestrian 

accessibility within 500 metres to transit stations/TOD precinct. 
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SECTION A: INTRODUCTION 

PROFILE OF THE BUFFALO CITY METROPOLITAN MUNICIPALITY 

Buffalo City Metropolitan Municipality (BCMM) presents, since 2011, as a Category A Metropolitan 

Municipality along the eastern seaboard of the Eastern Cape Province, with a population of 

834 997 (Community Survey 2016), resident across the urban, rural and peri-urban settlements 

that constitute the municipal jurisdiction. In this respect BCMM comprises the urban coastal area 

of East London, the Midland region of Mdantsane, and the inland urban region of King Williams 

Town and Dimbaza as well as the numerous rural areas surrounding the urban areas. BCMM also 

houses the Eastern Cape provincial capital in Bhisho. 

 

Figure A.1: Spatial location of BCMM (Source: Statistics South Africa Community Survey 2016) 

Socio-demographic Profile 

In terms of population, the Buffalo City Metro accounts for 11.6% of the 6.9 million population of 

the Eastern Cape. As the major urban centre of the eastern part of the Eastern Cape, BCMM 

continues to improve levels of service provision to its residential and business customers for all the 

necessary basic services as mandated by the South African Constitution.   

In this respect, the latest Statistics South Africa Community Survey (Statistics South Africa 2016) 

shows that approximately 97.7% of the population in BCMM had access to piped water in 2016, 
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reflecting a slight improvement from the 97.3% in 2011, and 75.4% of the population of BCMM had 

access to flush toilets, up from 71% in 2011.  The number of people using pit latrines, buckets and 

those with no access to toilets has decreased from 18.8%, 1.4% and 7.2% respectively in 2011 to 

15.9%, 1.2% and 3.0% respectively.  

The 2016 Community Survey (Statistics South Africa) also reflected the growing challenge with 

respect to the growth of informal dwellings and settlements in the municipal area, with the number 

of people staying in traditional and formal dwellings decreasing in 2016 to 4.2% and 70.2% from 

5.2% and 71.9% in 2011 respectively, while the population of those that reside in informal dwellings 

has increased from 22.2% in 2011 to 24.9% in 2016. 

 

Figure A.2: Population density of Buffalo City Metropolitan Municipality (Source: Statistics South Africa Community Survey 2016) 

The following is a summary of the Socio-Economic profile of BCMMôs according to the ECSECC 

2016 report.  

Gross Domestic Product (GDP) 

BCMM contributed about 20.21% in GDP to the Eastern Cape Province GDP of R338 billion in 

2016 and contributes 1.57% to the GDP of South Africa. In 2016 the growth rate of the economy 

was at 0.35% for BCMM as compared to 0.28% for the whole of South Africa. For the period 2006 
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to 2016, the average annual growth rate of 1.9% of Buffalo City was the fourth relative to other 

cities in the Eastern Cape in terms of growth in constant 2010 prices. 

In 2016, the community services sector is the largest within BCMM accounting for 27.2% of the 

total GVA in the metropolitan municipalityôs economy. The sector that contributes the second most 

to the GVA is the Finance sector at 21.3%, followed by the trade sector at 19.6%. Update: There 

has been a steady decline in the manufacturing sector which contributes 13% in 2016. This is 

followed by Transport at 10%, and Electricity and Construction at 4% each and Agriculture at 1%.   

Human Development Index (HDI) 

The HDI is a composite statistic used for ranking by level of Human development. In 2016, BCMM 

had an HDI of 0.667 compared to the Eastern Cape with HDI of 0.596 and 0.653 of National Total. 

This translates to better human development for Buffalo City compared to South Africa.  

Gini Coefficient 

The Gini Coefficient for BCMM stood at 0.638 as compared to 0.617 for the EC province in 2016. 

This value still indicates inequality within the Metro despite the improvement as compared to 

previous years. The Gini coefficient for the whole of South Africa was 0.628 in 2016. 

Education level 

The population within BCMM considered to be functionally illiterate stood at 19.5% at 2013, but as 

at Community Survey 2016, only about 12.6% of the population is functional illiterate, i.e. with no 

schooling at all.  

Employment status 

In 2016, the unemployment rate in BCMM was 26.30% as compared to 21.4% in 2013. BCMM has 

experienced an annual increase of 0.88% in the number of unemployed people, which is better 

than that of the Eastern Cape Province which had an average annual increase in unemployment 

of 1.65%. The functional group constitute about 61.3% of the population for the Metro as at 

Community Survey 2016 quarterly survey reports.  

Poverty  

In 2016, there were 448 000 people living in poverty, using the upper poverty line definition, across 

the Metro. This is 0.26% higher than the 447 000 in 2006. The percentage of people living in poverty 

has declined from 58.33% in 2006 to 52.87% in 2016. Generally, the number of people living in 

poverty is on the decline and for BCMM the figure stood at 47%, as compared to 40% for the whole 

of South Africa and 55% for the EC province.  
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TRANSFORMING BCMM  

In terms of the Built Environmental Performance Plan 2018-2019, BCMM has chosen to focus 

attention on those areas that would drive and facilitate spatial transformation in order to alleviate 

the challenges of sluggish economic growth in marginalised residential areas as well as areas of 

business, trade and transport. Improved quality of life and living are addressed through its focus 

on integrating transport and human settlement planning and projects.  

The BEPP summarizes BCMMôs Built Environment Value Chain and associated activities which 

will drive desired outcomes of compact and transformed urban spaces that are economically and 

socially viable, liveable and sustainable. 

Section A of the document outlines the role and purpose of the BEPP as well as its relationship to 

other statutory plans and institutional systems in place to support the implementation and 

monitoring of key spatial transformation interventions of the City.  

Section B of the document addresses the key spatial transformational strategies and the approach 

taken to spatial prioritization of areas for intervention. The section also addresses planning 

initiatives in place as they relate to spatially targeted and prioritized areas. 

Sections C unpacks the Catalytic Urban Development Programmes identified for the City, and the 

integrated planning and preparation around each catalytic programme. The section also outlines 

inter-governmental projects and partnerships with other spheres of government and state- owned 

enterprises. Sections D and E reflect on the resourcing to fund these programmes as well as the 

institutional systems in place to aid the implementation of said programmes.   

Successful project implementation relies on working urban management systems and processes 

being in place. Section F of the document addresses the status quo and planned actions around 

Urban Management for prioritized precincts of the City. Existing initiatives, strategies, partnerships 

and institutional arrangements in place for securing resources for implementation are discussed.  

The document concludes with a report on BCMMôs progress with Transformational Indicators in 

terms of Circular No. 88 of the MFMA Act No. 56 of 2003.  

A1. ROLE AND PURPOSE OF THE BUILT ENVIRONMENT PERFORMANCE PLAN 

The Built Environment Performance Plan is a strategic spatial planning tool that provides an 

integrated investment rationale, plan and process for the implementation of priority catalytic 

programmes and projects within the city.  Amongst its many roles, it is first and foremost a spatial 
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transformation tool which, through the above targeted catalytic programmes and projects aims to 

transform the Metroôs built environment into a more compact, liveable, integrated, inclusive, 

productive and sustainable place.  

The ultimate impact of spatial transformation is anticipated to be: 

¶ A reduction in poverty and inequality. 

¶ Enabling of faster and more inclusive urban economic growth. 

¶ The setting up of short term investment plans which build towards a long term coherent 

investment logic. 

To achieve the above, the BEPP provides a common platform, which engages both municipal 

sector departments as well as national and provincial spheres including state owned enterprises, 

in order that energy, efforts and funding is pooled and aligned to create programmes and projects 

that are of greater collective impact. This is achieved through an ongoing interdepartmental as well 

as intergovernmental conversation. óThe BEPP is intended to be the reference point for national 

and provincial spheres and other key stakeholders to make informed decisions in the built 

environment, led by municipal planning. The national and provincial departments and state-owned 

entities will be able to see the impact of their investment as it relates to other sectors in terms of 

cumulative local outcome and impact.ô (National Treasury Guidance Note: BEPP Framework v.5.5, 

2017). 

Through the above shared platform, the BEPP provides an opportunity to align various grant 

funding and is also an eligibility requirement / instrument for compliance and submission purposes 

for the following infrastructure grants: 

¶ ICDG: Integrated City Development Grant, Schedule 4B (specific purpose allocations to 

municipalities); 

¶ USDG: Urban Settlements Development Grant, Schedule 4B (supplements municipal 

budgets); 

¶ HSDG: Human Settlements Development Grant, Schedule 5A (specific purpose allocations 

to provinces); 

¶ PTNG: Public Transport Network Grant, Schedule 5B (specific purpose allocations to 

municipalities); 

¶ NDPG: Neighbourhood Development Partnership Grant, Schedule 5B (Capital Grant), 

Schedule 6B (Technical Assistance) 
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¶ INEP: Integrated National Electrification Grant, Schedule 5B (specific purpose allocations 

to municipalities. 

A2. BEPP IN RELATION TO OTHER STATUTORY PLANS  

As described below, the BEPP is designed as a planning tool that will align, refine and consolidate 

the metroôs existing planning instruments through a focused investment strategy and 

implementation plan that will enable fast tracked and inclusive economic growth.  

The BEPP is complimentary to the metroôs other strategic documents, including the Integrated 

Development Plan, the Budget, the Spatial Development Framework, the Draft Metro Growth and 

Development Strategy and the Human Settlement Plans.  It is held that through its prioritized 

programmes and projects, the BEPP will become a óchangeô instrument to effect desired changes 

in the Cityôs other strategic documents. 

                   

Figure A.3: Relationship with strategic documents (Source: BCMM BEPP 2017-2018) 

The following documents and data sources were used in the formulation of the Draft 2018/2019 
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A2.1 BCMM Documents: 

¶ BCM Spatial Development Framework Review: 2013 

¶ Buffalo City Municipalityôs Housing Sector Plan 2010 

¶ Buffalo City Integrated Development Plan 2016/2017 

¶ Buffalo City Metropolitan Municipalityôs Integrated Sustainable Human Settlement Plan 2014 

¶ Metro BEPP Transit Orientated Development (TOD) Alignment Review (K. Harrison: 2015) 

¶ Buffalo City Metropolitan Municipality: MTEF 2017 Budget Proposal (PTNG) (BCMM 
Transport Team: 2015) 

¶ Spatial Policy approved since 2003 

¶ Urban Local Spatial Development Frameworks/Spatial Policy completed since SDF of 2003: 

¶ Vincent Berea LSDF (2004) 

¶ Mt Ruth Framework Plan (2005) 

¶ Quenera LSDF (2005) 

¶ Urban Edge Policy Framework (2008) 

¶ Bonza Bay LSDF (2008) 

¶ Duncan Village LSDF (2009) 

¶ Beach Front LSDF (2010) 

¶ Gonubie Main Road LSDF (2012) 

¶ BCMM SDF Review 

¶ Bhisho KWT LSDF (2013) 

¶ Mdantsane LSDF Review (2013 

¶ Vincent Berea LSDF Review (2013) 

¶ Mdantsane Industrial Feasibility Study (2015) 

¶ Sleeper Site Framework Plan (2016) 

¶ Mdantsane Hub Plan (2016) 

¶ West Bank LSDF (2004)  

¶ Mount Coke Dimbaza LSDF (2008) 

¶ Kwelera LSDF (2013) 

¶ Newlands LSDF (2015) 
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A2.2 National and Provincial Documents: 

¶ National Development Plan 2010 

¶ Spatial Planning & Land Use Management Act (Act 16 of 2013) 

¶ National Treasury Guidance Note for the Built Environment Performance Plan, V5.5 August 
2017 

¶ Provincial Growth and Development Strategy: 2006 

¶ Eastern Cape Provincial Spatial Development Plan: 2010 

¶ DORA 2017 including the grant frameworks of the relevant infrastructure grants 

¶ ICDG Framework in 2016 

¶ The Guidelines for the Implementation of the Integrated City Development Grant, May 2013 
and as updated 

¶ Concept Note for the Built Environment Value Chain and Progression Model, 23 September 
2016 

¶ Guidance Notes, toolkits and other relevant documents relating to the Neighbourhood 
Development Programme 

¶ Framework for Spatial Investment in Human Settlements prepared by CSIR, 31 March 2015 
Plan, August 2014 

¶ National Human Settlements Spatial Plan, August 2014 and as updated 
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A2.3 Aligning the BEPP with MGDS, IDP and Budget  

 

Figure A.4: Diagram representing the relationship between the BEPP, IDP, MGDS and Budget (Source: BCMM BEPP 2018-19) 

A3. INSTITUTIONALISING THE BEPP 

A3.1 The Influence of the BEPP on the IDP and Budget 

The catalytic urban development programmes outlined in the BEPP have been confirmed as city 

priorities in the Mayoral and Council Lekgotlaôs which set priorities for the 2018/19 financial year. 

In the process of formulating the 2018-19 IDP and budget, meetings have taken place between the 

EPMO (as the technical driver of the BEPP within BCMM), Executive Services (GM responsible for 

IDP) and representatives for budget planning (Finance).  

Catalytic urban development programmes identified in the BEPP have been incorporated in the 

2018-2019 IDP and 2018-2019 Budget processes of BCMM. The spatial targeting of areas and 

nature of catalytic projects within programmes however needs strengthening through enhanced 

coordination and integration of projects which fall within Catalytic Programme Areas. 

MGDS 2030 
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A3.2 The Influence of the BEPP on the SDF Review 

The Spatial Planning and Development Directorate, which coordinates and prepares the SDF, has 

representation on the BEPP Task Team which is a team of inter-departmental representatives from 

all sectors of the BCMM. The Urban Network Strategy of the BEPP, and the Integration Zones will 

be integrated into the SDF as part of the SDF Review which is scheduled to take place in March 

2018.  

A3.3 Institutional arrangements in place for managing transversal management priorities 

Managing transversal priorities and projects within the City is achieved through the BEPP Task 

Team which, as mentioned above, is an inter-departmental Task Team that meets on a regular 

basis to discuss and coordinate Catalytic Urban Development Programmes of the BEPP. The 

EPMO convenes and serves as secretariat to the BEPP Task Team. 

The BEPP process has also initiated the formation of an Inter-Governmental Task Team which 

includes representation from National Department of Public Works, Provincial Treasury, as well as 

state owned enterprises such as the BCMDA, the Port Authorities, SANRAL, PRASA and Eskom.  

A3.4 Project Preparation for selected key catalytic urban development programmes and 

projects (leverage of investment through partnerships) 

The Council Legkotla noted that the BCMM has been slow in moving from concept and high-level 

precinct planning to implementation of catalytic projects. The BCMM has little capacity and skills 

to plan and manage complex catalytic projects (which could result in bad investment decisions, 

risks around increased corruption etc.). BCMM has established an agency (BCMDA) as well as an 

EPMO, and institutional roles are currently being better defined. The EPMO will play a lead role in 

catalytic project co-ordination with the BCMDA playing a more decisive role in catalytic project 

investment facilitation.  

A3.5 Technical support from CSP  

To accelerate catalytic and strategic programme and project implementation, a significant amount 

of technical support is required to be assembled to assist the City. This includes support around 

project value assessment and management; business case development and due diligence; 

transaction advisory and financial structuring; as well as governance models and framework 
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design. It is envisaged that to move catalytic projects closer to implementation, the CSP will be 

approached to make such support available. This will supplement the GTAC technical support 

being provided to the BCMM.  

A further area identified for CSP support is around the City Infrastructure Delivery and Management 

System (CIDMS). This will assist the Metro in undertaking thorough project preparation processes 

in readiness for planned implementation. 

A3.6 Monitoring the BEPP outcomes 

Both the BEPP Task Team and the IGR Task Team will be convened every quarter to report on 

BEPP implementation, identify bottlenecks and solutions, and escalate those issues which cannot 

be resolved technically to the City Manager and Council for resolution. Quarterly BEPP 

Performance Reports will be prepared by the BEPP Task Team secretariat (EPMO).     

A3.7 Submission of Final 2018-19 BEPP Document to Council 

The Draft BEPP 2018-2019 was tabled together with the Draft IDP and Draft MTREF at the Council 

meeting held on 28 March 2018. The Final BEPP 2018/19 will be submitted together with the Final 

IDP and Final MTREF at the Council Meeting scheduled to take place on the 30th May 2018.  
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SECTION  B :  SPATIAL PLANNING & TARGETING 

SPATIAL PLANNING BACKGROUND 

The National Development Plan  

The National Development Plan (NDP) advocated ña national focus on spatial transformationò. 

Chapter 8 was specifically called óTransforming Human Settlementsô. The NDP introduced five 

broad normative principles to guide the formulation of a national spatial framework, to inform urban 

and rural development policies, to strengthen spatial planning instruments, and to help build 

institutional capabilities for spatial governance at Local, Provincial and National levels. The 

principles are: spatial justice; spatial sustainability; spatial resilience; spatial quality; spatial 

efficiency. 

Beyond the broad principles, the NDP understood the spatial transformation of cities in terms of 

three of the elements of urban structure i.e. ï jobs, housing and transport. It suggested that there 

were five ways in which these elements could be used to promote urban restructuring: 

i) To reduce travel costs and distances, 

ii) To prevent further development of housing in marginal places, 

iii) To increase urban densities and reduce sprawl, 

iv) To improve public transport and the coordination between transport modes, and 

v) To shift jobs and investment towards dense peripheral townships. 

Spatial transformation will clearly mean different things in different local contexts, depending on 

the socio-economic composition and physical characteristics of the area. Nevertheless, several 

general principles of urban efficiency and good design seem relevant to most situations: 

i) Mixed-use development instead of mono-functional settlements, 

ii) Mixed-income residential schemes rather than exclusive housing schemes, 

iii) Public transport-oriented projects rather than private car-oriented projects, 

iv) Improved public spaces and opportunities for walking rather than private cars, 

v) Higher density developments rather than low density sprawl, 

vi) Brownfield (re)development, renewal and retrofitting of old buildings rather than new 

greenfield development, 

vii) An emphasis on affordable housing in well-located areas, i.e. in and around transport nodes 
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and corridors. 

viii) Public consultation and popular involvement in area-based planning to ensure more of a 

people-based perspective, and less of a prescriptive, top-down approach. 

Integrated Urban Development Framework  

The Integrated Urban Development Framework (IUDF) 2014 sets out a policy framework to guide 

the development of inclusive, resilient and liveable urban settlements.  The IUDF identifies nine 

priority objective levers namely:  

i) Integrated Urban Planning and Management is essential for coherent development.   

ii) Integrated transport and mobility is vital component for economic infrastructure investment.   

iii) Integrated and sustainable human settlements are key to redressing the prevailing 

apartheid geography, restructuring cities, shifting ownership profiles and choices, and 

creating more humane, safe living and working conditions.  

iv) Integrated urban infrastructure, which is resource efficient and provides for both universal 

access and more inclusive economic growth.  

v) Efficient land governance and management that grow through investments in land and 

property resulting in inclusive, multi-functional urban spaces.  

vi) Inclusive economic development.  Cities and towns that are dynamic and efficient, foster 

entrepreneurial and innovation, sustain livelihoods, enable economic growth and generates 

the tax base needed to sustain and expand public services and amenities.   

vii) Empowered active communities.  Cities and towns that are home to socially and culturally 

diverse citizens, who are actively involved in the city.  

viii) Effective urban governance ï managing the intergovernmental dynamics within the city.   

ix) Sustainable finances ï Cities and towns that are supported by a fiscal framework that 

acknowledges the development potential and pressures of urban spaces, manages finances 

effectively and efficiently, and integrates resources and partnerships for inclusive urban 

growth. 
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BCMM Spatial Development Framework 

BCMM Development Perspective 

Within the Buffalo City area, the following three main land use patterns emerge: 

i) The dominant East London - King William's Town - Dimbaza urban axis.  This spatially 

defines a principal development corridor that services the greater Amatole region. 

ii) The peri-urban fringe and rural settlement area.  This component includes the Newland's 

settlements, settlements that previously fell within the former Ciskei 'Bantustan', and the 

Ncera communal settlements located west of East London. 

iii) The commercial farming areas confined mainly to the north-eastern and south-western 

(coastal) sectors.  These areas are characterised by both extensive and intensive 

agricultural land utilisation. 

The settlement pattern demonstrates spatial fragmentation occurring within East London and King 

William's Town, mostly in the form of racially segregated residential areas or dormitories.  These 

areas comprise Mdantsane, Potsdam, Ginsberg, Zwelitsha, Phakamisa, Briedbach and Ilitha.  In 

addition, the higher order function and natural growth of the historic towns of East London and King 

William's Town have been impacted by attempts to create satellite or "buffer strip" residential, 

commercial, industrial and administrative growth nodes - i.e. Bhisho, Berlin and Dimbaza. The City 

recognises such spatial development pattern as a legacy of apartheid and previous Bantustan 

policies that require urgent attention. 

In terms of the BCMM IDP, an overall concept (described below) was accepted and endorsed as 

strategic direction provided by the Municipal Council and is reflected in the Spatial Development 

Framework. In this regard, the Buffalo City IDP notes that: ñthe [approach of Building on Urban and 

Rural Strengths] acknowledges that the urban areas of greater East London/Mdantsane and King 

Williamôs Town/Bhisho and environs are likely to be focal points for significant economic growth 

and development within Buffalo City over an extended period of time. However, it is accepted that 

there is a dependency amongst a significant proportion of the residents of Buffalo City on access 

to peri-urban and/or rural land for basic livelihood (i.e. survival or subsistence) as well as cultural 

purposes, and that this is likely to continue to be so, at least in the medium term (10 years). 

Therefore, it is concluded that: 

i) It must be accepted that it is most rational and economically effective to focus higher order 

development investment (in infrastructure, housing and a diversity of economic enterprises) 

in the urban core areas. 



    Page 23 
 

ii) However, a proportion of the resources of the Buffalo City Municipality must also be targeted 

in areas of opportunity and areas of need in fringe rural and peri-urban areas, in order to 

upgrade existing settlements and create or facilitate new development opportunities in these 

areas.ò 

Background to the SDF 

The first SDF was approved in 2003. The central development concept is described as follows:  

ñFor the purposes of the Buffalo City SDF, the central development concept is one of óbeads on a 

stringô, with the string comprising a linear system of integrated movement modes and the beads 

being the intensive mixed-use nodes, around multi-modal transportation terminals. An alternative 

(or more technical) description of the concept would be to focus on the concepts of nodes (beads) 

and corridors (string).ò 

The Spatial Concept of 2003 implied a need to develop: 

¶ Intense and higher density settlements with mixed uses along the main transport routes;  

¶ Inner city medium density residential environments surrounding the East London and 

King Williamôs Town CBDôs and medium density residential development not more than 

1 kilometre from bus/taxi routes and near stations.   

¶ Densities of at least 40 dwelling units per hectare (gross) in order to attain the minimum 

threshold where public transport becomes economically sustainable. The current gross 

density in BCMM is 7.47du/ha. 

The 2013 SDF confirmed the 2003 Vision and the commitment to broad principles of Spatial 

Transformation espoused in the NDP as well as the general the urban design principles such as 

development that is transit orientated and supported by a Densification and Mixed-Use Strategy. 

The BCMM SDF (2013) contains the following spatial vision:  

ñRe-Shaping Buffalo City: The Metro in 2023ò 

In 2023 Buffalo City is a City-in-a-Region providing a focus for socio-economic development, 

services and higher order human settlement in the central part of the Eastern Cape Province.  The 

core elements of the City are its roles as a University Town; a hub for Green energy production 

and innovation; a centre of Industrial development with an innovative and world-class motor 

industry cluster at its heart; and a city that offers a rich lifestyle experience through the quality of 

its natural environment, the range of social, cultural and leisure activities offered in the area, and 

the excellence of its public infrastructure and social institutions. 
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Figure B.1: BCMM Spatial Vision of 2013 (Source: BCM SDF Review, 2013) 

In order to achieve the above SPATIAL VISION, the following spatial priority areas were highlighted 

through the BCMM SDF Review for 2013:  
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Figure B.2: BCMM Spatial Priority Areas  (Source: BCM SDF Review, 2013) 

In an effort to try to bridge the gap between planning and implementation, the SDF proposes 

THREE Spatial Priority Areas within the BCMM Urban Edge where, if focused attention is placed 

on implementing key catalytic projects, enormous developmental benefits can be attained over an 

extended period of time for the benefit of all communities and residents of Buffalo City as well as 

the broader region over which the socio-economic influence of BCMM extends.   

These 3 Spatial Priority Areas are described below:  

SPATIAL PRIORITY AREA 1: URBAN CORE 

In order to provide Strategic direction to spatial development to BCMM, and in order to support 

investment and growth, it is proposed that the URBAN CORE i.e. East London and Mdantsane 

and the areas in between should be Priority 1. 
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Figure B.2a: Priority Area 1 (Source: BCM SDF Review, 2013) 

The table below outlines strategic proposals for spatial priority area1 as stipulated in the BCMM 

SDF: 

 

STRATEGIC PROPOSALS FOR BCMM 

Spatial Priority Area 1: Central Urban Core (East London-Mdantsane) 

Spatial Focus Rationale for Priority 

Investment in the URBAN CORE (EL-

Mdantsane) is the focus based largely 

around the MELD Corridor within which 

the following Catalytic Projects are 

identified: 

¶ Inner City Regeneration and in 

particular the Redevelopment of the 

Sleeper Site 

¶ This area is home to the majority of the BCMM 

population. 

¶ The ñHeartò of the City-in-a-Region that is BCMM. 

¶ Potential to house 40,000 to 50,000 households 

at increased densities, over time. 

¶ Critical infrastructure/service backlogs hindering 

progress. 
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¶ Duncan Village Redevelopment 

¶ Mdantsane Hub 

¶ Amalinda Junction 

¶ North West Corridor 

¶ Creating infrastructure capacity in roads and 

services networks will give ñbiggest bang for the 

buckò in shortest time-frame. 

¶ Opportunity to reverse Urban Sprawl by 

combining densification and mixed-use 

development with improved access to public 

transport 

This area contains the bulk of BCMMôs population and is subjected to critical infrastructure/service 

backlogs, which severely hinders the progress of development. The urban area within this Priority 

Area has the potential to accommodate between 40 000 to 50 000 households at increased 

densities in the future. Creating infrastructure capacity in roads and services networks will give the 

ñbiggest bang for the buckò in shortest time-frame. 

SPATIAL PRIORITY AREA 2: West Bank 

The West Bank area has since the 1980ôs been seen as having the best potential for large-scale 

urbanization in the Greater East London area. Investment in the East London Industrial 

Development Zone (ELIDZ) is constrained from being fully realised by the lack of key infrastructure 

in Wastewater Treatment on the West Bank. As land prices have inflated and the developable land 

in close proximity to the City Centre is depleted. 
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Figure B.2b: Priority Area 2 (Source: BCM SDF Review, 2013) 

The table below outlines strategic proposals for spatial priority area2 as stipulated in the BCMM 

SDF: 

Spatial Priority Area 2: West Bank 

Spatial Focus Rationale for Priority 

Catalytic Projects are identified as: 

¶ Revitalisation of the West Bank Industrial 

area as a component of the 

Revitalisation of BCMM Industry & 

Industrial Areas Catalytic Project which 

includes:  

¶ Upgrading of Wastewater Treatment 

Works and Bulk Water Supply 

¶ Buffalo River Bridge and N2/R72 

realignment 

¶ Since 1980s, West Bank area seen as having 

best potential for large-scale urbanisation in 

Greater EL area. 

¶ Investment in IDZ is constrained from being fully 

realised by lack of key infrastructure in Wastewater 

treatment on West Bank. 

¶ Potential to house 20,000 to 30,000 households 

at increased densities, over time. 
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¶ Harbour expansion and deepening; IDZ; 

Expansion of East London Airport. 

¶ Science & Technology Park as a 

component of the Knowledge Economy 

Catalytic Project 

¶ Buffalo River Bridge is crucial to creating an 

integrated and better functioning city. 

The West Bank has ample well-located land for integrated, higher density and mixed land use 

development close to the ELIDZ. It is primarily for these reasons that the West Bank has been 

identified as Priority 2. Critical for the success of the West Bank area is the need to complete 

catalytic projects that resolve the issue of Waste Water Treatment for the area as well as Roads 

and Bridges to link the West Bank to the Central Urban Area and Regional linkages (i.e. the N2 

with a new bridge over the Buffalo River). 

SPATIAL PRIORITY AREA 3: Bhisho/King Williams Town & Quenera 

Priority 3 consists of two Key Focus areas both with existing developmental challenges as well as 

opportunities for growth and investment:  

 

Figure B.2c: Priority Area 3a (Source: BCM SDF Review, 2013) 

Bhisho/King Williams Town which acts as an administrative hub as well as an extended Rural 

Service Centre, is an important segment of BCMM. The Provincial Government is leading initiatives 
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to consolidate Bhisho as an Administrative Capital of the Eastern Cape Province. BCMM is 

therefore playing a supportive role by ensuring that there is sufficient bulk infrastructure.  

Strategic proposals for spatial priority area 3(a) are stipulated below.  

Spatial Priority Area 3a: King Williamôs Town & Bhisho 

Spatial Focus Rationale for Priority 

Catalytic Projects are identified as: 

¶ The Bhisho/KWT Corridor and Bhisho 

Revitalisation Precinct 

 

¶ ñGreen Energyò Hub located at Berlin 

Industrial Area as a component of the 

Revitalisation of BCMM Industry & 

Industrial Areas 

¶ Investment will serve to support the continuing 

function of KWT as an extended Rural Service 

Centre. 

¶ Support Provincial Government-led initiatives to 

consolidate Bhisho as the Administrative Capital of 

Province. 

¶ Potential to house 5,000 households at increased 

densities over time, many of which will be located 

in the Bhisho Corridor. 

The second component of spatial priority area 3 is discussed below: 
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Figure B.2d: Priority Area 3b (Source: BCM SDF Review, 2013) 

The second component is the Quenera area which consists of vacant private land between Beacon 

Bay and Gonubie. Within this priority area there are two informal settlements being Mzamôomhle 

and Nompumelelo that require upgrading. Table illustrating strategic proposals for Spatial 

Priority Area 3b: Quenera 

Spatial Priority Area 3b: Quenera  

Spatial Focus Rationale for Priority 

Key Project is identified as: 

The Beacon Bay-Gonubie Link Road  

¶ Opportunity to create an integrated sustainable 

higher density mixed use development that will 

integrate the existing communities. 

¶ Potential to house 20,000 to 30,000 households 

at increased densities, over time. 
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Spatial Structuring elements in the BCMM SDF 

 

Figure B.3: Structuring Elements: Corridors (public transport) and Nodes (Source: BCM SDF Review, 2013) 

The map above deals with spatial transformation in reference to public transport corridors and 

development nodes.  

Spatial Transformation is addressed in the SDF through a strategy of densification and 

intensification which includes the facilitation of high density residential uses as well as mixed uses 

within the inner city and at identified nodes and along identified public transport corridors. 

As part of the effort to consolidate the urban areas and achieve a more compact city, the Spatial 

Development Framework proposes that an Urban Edge be defined beyond which it is envisaged 

that lower density rural development will be favoured.  

As part of the review of the SDF (2013), the coverage of the Urban Edge was slightly reduced to 

align with the Services Edge defined in the Water Services Development Plan. The Services Edge 

comprises a boundary (similar to the concept of an urban edge), up to which municipal 

infrastructure can be provided according to current resources. 
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B1. SPATIAL PLANNING & SPATIAL TARGETING  

B1.1 BCMM URBAN NETWORK STRATEGY: PROPOSED INTEGRATION ZONES  

Spatial Targeting within the Urban Network Strategy aims to bring together three key elements 

into an integrated framework. See Figure B.4 below: 

1. Economic nodes / Areas of Employment ï shown in blue and red 

2. Marginalised Residential Areas and Informal Settlements - shown in orange 

3. Strategic Public Transport Corridor linking the above two elements. 

 

Figure B.4: Spatial Targeting Structuring Elements: Public Transport Corridors and Nodes (Source: BEPP 2018-19) 

óThe Urban Network Plan, and specifically the identification of prioritised spatial targeting areas, 

provides a mechanism for integrated planning and in particular, the spatial alignment of 

investments in public transport and housingô (NT Guidance Note: 2017). Along this concept, the 

Buffalo City Urban Network Strategy identifies two such spatially targeted areas within BCMM 

namely, Primary Integration Zone and Secondary Integration Zone. 
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Figure B.5: BCMM Urban Network Strategy (Source: BEPP 2017-18) 

The Primary Integration Zone for BCMM, is formed around and includes the following strategic 

focus areas: 

¶ The East London CBD  

¶ The MELD Corridor  

¶ Mdantsane Urban Hub 

The Secondary Integration Zone for BCMM, is formed around and includes the following focus 

areas; 

¶ Bhisho 

¶ King Williams Town 

¶ Bhisho / KWT Corridor.   

The BCMM Urban Network Strategy and consequent Primary and Secondary Integration Zones 

are also completely aligned with the Spatial Strategy in the BCMM SDF. 
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Figure B.6: Alignment of Spatial Priority Areas and Integration Zones (Source: BEPP 2017-18) 

Above is a graphic representation of the relationship between SDF priority areas and integration 

zones. 

Below is a map showing the spatial extent of the integration zones in relation to the priority 

areas identified above. 

 

Figure B.7: BCMM Integration Zones and spatial priority areas (Source: BEPP 2017-18) 
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Fig B.8: Primary Integration Zone (focusing also on the MELD Corridor) (Source: BEPP 2017-18) 

B1.1.1 Primary Integration Zone 

The Primary Integration Zone for BCMM, includes the following strategic focus areas: 

¶ The East London CBD / Inner City Area  

¶ The MELD Corridor  

¶ Mdantsane Urban Hub 

The East London CBD is the central point and origin of BCMMôs movement network. The CBD is 

connected to outlying townships by means of a primary movement network which is formed by the 

MELD corridor. The Mdantsane Urban Hub forms a primary destination on the MELD corridor and 

is located within BCMMôs largest township, Mdantsane.   

The total population for townships in the Census of 2011 was 404962. Using the average 

population growth rate of 0.9 based on the Census 2011, the growth in township population by 

2018 is estimated at 434929. According to the Census 2011, the township population within the 

Primary Integration Zone was 371990, and by 2018 it is projected to be 399517. 
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The MELD Corridor Concept  

The process of updating the Integrated Public Transport Plan (IPTN) for BCMM is currently 

underway. Work was commenced in June 2017 and the full system IPTN route network detailed 

with costing is scheduled to be complete in June 2018. Other planning elements are targeted for 

completion by August 2018. The stakeholder consultation on the proposed plan is scheduled for 

September ï December 2018. Communication of processes to BCMM Council is currently ongoing. 

The BCMM Transport Register which was completed in February 2018 identified the following 

trends in transport modal splits for work related trips.   

Å  The predominant transport mode for work related trips in the BCMM area during a typical 

weekday morning peak period in 2013 was by taxi (43%), followed by private car/truck (29%), 

walking (21%), train (5%) and bus (2%). 

Å  In comparison to the 2003 data, overall there has been a 5% decline in work trips via public 

transport, whilst there has been a 4% increase in work trips via private transport and walking 

respectively. 

Å  Nearly a third of all work trips were made via private transport in 2013, which corresponds well 

with the provincial average of 33%. 

Å  Considering the decline in work trips via public transport, there appears to be a modal shift from 

public transport to private transport and waking in the BCMM area. 

Å  The 2013 NHTS for work related trips consisted of approximately 65 000 more trips in 

comparison to the 2003 NHTS. 

 

The following trends were reported in transport modal splits for educational trips.   

Å  The predominant transport mode for education related trips in the BCMM area during a typical 

weekday morning peak period in 2013 was by walking (56%), followed by taxi (25%), private 

car/truck (10%), bus (6%) and train (2%). 

Å  In comparison to the 2003 data, overall there has been a 15% increase in education trips via 

public transport, whilst there has been a 14% decline in education trips via walking, with private 

transport remaining unchanged. 

Å  The 56% of walk trips to educational facilities was lower than the provincial average of 75% in 

2013. 

Å  Considering the decline in education trips via walking, there appears to be a modal shift from 

walking to public transport in the BCMM area, with taxi use showing thbiggest increase (+10%). 

Å   The 2013 NHTS for education related trips consisted of approximately 53 000 more trips in 

comparison to the 2003 NHTS. 
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In terms of public transport, the area termed the East London ï Mdantsane Corridor (MELD) was 

identified as early as 1996 as being the area straddling the main transportation routes (roads and 

railway) linking the township of Mdantsane and East Londonôs Central Business District.  

 

Figure B.9: MELD bus and taxi route (Source: BCMM Transport Planning) 

 

Figure B.10: MELD Rail Route (Source: BCMM Transport Planning) 

Egerton

Frere

Egerton

Frere
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The MELD Corridor stands out as the key public transport corridor within BCMM and is the busiest 

artery serving the Primary Integration Zone. This is based on the following criteria and 

characteristics: 

¶ Existing and future public transport passenger demand ï this corridor has the highest 

passenger demand in Buffalo City. 

¶ Operations ï this corridor also provides the most operationally efficient service within Buffalo 

City and therefore the most cost effective. 

¶ In terms of the development and planning framework proposed by Buffalo City, this corridor is 

the key strategic transport corridor for the city. 

The Rail system and the Bus and Taxi Route in combination with the rest of the public transport 

routes result in most residents within the Integration zone being within 1km of public transport. 

BCMM largest housing project being Duncan Village and Reeston are situated on the MELD 

Corridor. Apart from the upgrade of the MELD Corridor itself, one of the Key projects associated 

with the MELD concept is the N2/R72 Road realignment and the Buffalo River Bridge. The Buffalo 

River Bridge will reduce travel time for workers coming to the West Bank Industrial Area (Motor 

Industry Cluster and IDZ) from Mdantsane and Duncan Village. 

Spatial Planning Policy, identified the intention of the MELD Corridor as being: 

 ñTo initiate restructuring in the East London Metropolitan area, which would result in Mdantsane 

and other previously disadvantaged areas being integrated with the East London coreò.  

It was understood that there was a clear need to use new growth to integrate the city, in order to 

make it more efficient.  However, as the growth rate necessary to achieve this is slow, it will take a 

long time to achieve. Therefore, all new growth must be located strategically, so that each new 

development systematically contributes to an increasingly more efficient urban system over time. 

This should take place within a concept of a corridor that will evolve over a long time and in which 

short term development will take place in concentrated points. 

The development of a mixed land use at sufficient densities in the activity corridor from Mdantsane 

to East London was identified as being very important for the economic growth of the city. In this 

regard several Local Spatial Development Framework Plans include proposals for mixed use 

precincts located at strategic points along the MELD corridor, primarily in areas termed 

óDevelopment Nodesô.  

The most significant of these being: 

¶ Mdantsane Hub/CBD 
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¶ Precincts associated with the North-West Corridor 

¶ Mount Ruth Nodal Precinct. 

¶ Arnoldton Nodal Precinct. 

¶ Vincent Commercial Node 

North West Corridor 

The North-West Corridor (NWC) when constructed will link the East London CBD to the Amalinda 

Junction situated on the MELD Rail route. The route then links back to Duncan Village on the MELD 

Corridor. The NWC is thus an integral part of the MELD Corridor as it provides critical transport 

linkages into the road and rail component of the MELD Corridor. Situated along the NWC are two 

main precincts: 

 

Figure B.11: North West Corridor showing the two major Precincts (Source: BCMM Spatial Framework Review, 2013) 

i) Chiselhurst High-Density Housing Precinct 

ii) Amalinda Junction Precinct. This has been identified by Council as a Catalytic Project. 

This area will contain a mix of uses and housing types. 



    Page 41 
 

B1.1.2 Secondary Integration Zone:  

This Integration Zone is made up primarily of KWT and Bhisho, and incorporates the Bhisho/KWT 

Corridor as a key component. As indicated on Figure B.12 below the Secondary Integration Zone 

incorporates Bhisho and the central portion of King Williamôs Town.  The Secondary Integration 

Zone thus includes most of the urban component of Spatial Priority Area 3a identified in the SDF. 

According to the Census 2011, the township population within the Secondary Integration Zone was 

32972. Using the average population growth rate of 0.9 based on the Census 2011, by 2018 it is 

projected to be 35412.  

Figure 

B.12: Bhisho/KWT Corridor and nodes (Source: BCMM Spatial Planning and Development) 

The Secondary Integration Zone is focussed around the Bhisho/KWT Corridor. Both activity 

corridors within the Integration Zones have been identified in the BCM SDF of 2003 and the BCMM 

SDF of 2013 because they contain significant transport routes that serve major employment areas.  
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Figure B.13: Public transportation link in the Bhisho King Corridor (Source: BCMM Spatial Planning and Development) 

Within its metropolitan context King Williamôs Town is a secondary regional service node. King 

Williamôs Town is a strong and vital Rural Service Centre providing goods and services to the rural 

hinterland areas.  Bhisho retains its prominence as the Provincial Capital of the Eastern Cape and 

this status remains the main driver of investment in the area at this point.  Of note however is that, 

the Bhisho/KWT area has not experienced influx to the same degree as the primary urban centre 

of East London-Mdantsane. The evidence is provided by the relative low number of informal 

dwellings in free-standing settlements (around 1,200 shacks in KWT-Bhisho versus around 43,000 

in EL-Mdantsane) 

The Secondary Integration Zone is subject to critical infrastructure/service backlogs, which 

severely hinders progress with the development of the Corridor.   

The Bhisho/KWT LSDF contains the following Key objectives: 

¶ A strong focus needs to be encouraged on improving further road linkages between the 

central urban areas of King Williamôs Town and Bhisho and the rural hinterland 

¶ The linking of King Williamôs Town and Bhisho spatially is a priority in the short-medium term 

in order to attain urban coherence and functional efficiency. 
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¶ Emphasis is to be placed on the upgrading and urban renewal of existing urban 

environments in the study area: 

¶ KWT CBD 

¶ Bhisho/KWT Corridor incorporating the Bhisho Revitalisation Precinct 

¶ Zwelitsha 

B1.2 MARGINALISED RESIDENTIAL AREAS (TOWNSHIPS & INFORMAL SETTLEMENTS) 

As mentioned in the National Treasury Guidance Note v.5.5, a minimum of 50% of the USDG 

allocation to Metros are invested towards the upgrading of informal settlements. How this funding 

is allocated within a broader integrated spatial logic, will determine the extent of transformation 

possible for these settlements. In addition to informal settlements, there are other marginalised 

residential areas where people are deprived and in need of opportunities. These areas are typically 

not the focus of private developers and are likely to require intervention from government, in order 

to flourish as neighbourhoods.  

Buffalo City Metropolitan Municipality is currently busy with the review of its Integrated Sustainable 

Human Settlements Plan (ISHSP). In the absence of the finalized plan, the following information is 

sourced from the Human Settlements Department. 

The key findings of the Informal Settlement Study (2010) are as follows: 

¶ Total of 154 informal settlements within the Urban Edge 

¶ Total of approx. 41,238 informal dwellings (excludes backyards dwellings) 

¶ Duncan Village ï Approx. 20,000 informal dwellings 

¶ East London KWT ï 13,352 informal dwellings 

¶ Mdantsane ï 7,886 informal dwellings 

¶ Population: ±155,080 in informal settlements (Excluding back yards dwellings) 

Figures B.14a, 14b and 14c indicate the location of all the urban and inland informal settlements. 
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Figure B.14a: East London Urban Informal Settlements  (Source: Informal Settlements Study, 2010) 

 

Figure B.14b: Mdantsane Urban Informal Settlements (Source: Informal Settlements Study, 2010) 
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Figure B.14c: Inland Urban Informal Settlements - Secondary Integration Zone (Source: Informal Settlements Study, 2010) 

B1.2.1 Marginalized Areas within the Primary Integration Zone 

  

Figure B.15: Townships and Informal Settlements within the MELD Corridor (Source: BEPP 2018-19) 
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Figure B.16: Townships and Informal Settlements within Mdantsane (Source: BEPP 2018-19) 

It is noted that all marginalised areas require public intervention in order to bridge the 

developmental gap in these areas. The following table outlines all existing townships and Informal 

Settlements / Informal Settlement Upgrade Projects within the Primary Integration Zone. These 

include ongoing projects as well as previously completed upgrade projects. 

Townships 
 

Informal Settlements 

Mdantsane Mdantsane Cluster 1 which includes: 

Masibambane;  

Masibulele;  

Velwano;  

Ilinge and  

Dacawa 
 

Mdantsane Cluster 2 which includes: 

Winnie Mandela;  

Deluxolo Village; 

Sisulu Village;  

Francis Mei;  



    Page 47 
 

Mahlangu Village, 

Mathemba Vuso,  

Gwentshe 

 

 

Mdanstsane Zone 18CC which includes: 

Overflow of Mdantsane Cluster 1 and 

Mdantsane Cluster 2 informal 

settlements 

 Mdantsane: Chris Hani 

Potsdam Potsdam Unit P Stage 1 
 

Ikhwezi Block 1 
 

Ikhwezi Block 2 
 

North Kanana 

Cambridge Location  

Reeston Phase 3 Stage 3   

Reeston Phase 1& 2 Stage I C  

Reeston Phase 3 Stage 1  

Amalinda Co - Op P5 which includes 

displaced beneficiaries of corporative 

housing program 

 

Alphandale, Vergenoog and Scenery 

Park 

 

Fynbos 1; Fynbos 2; Ndancama Cluster 

3 

 

 Ekuthuleni 

Polar Park 

 DVRI Braelynn Ext 10 North 1056 

 Duncan Village Competition  Site - DVRI 
 

DVRI Duncan Village Proper (746) 1111 
 

DVRI LU Housing Pilot C Section 

Triangle 40 
 

DVRI D Hostel 166 
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Second Creek  Duncan Village Pilot project: Mekeni 

Street, Haven Hills South and 

Competition Site 
 

Nomphumelelo 

 Mzamomhle 
 

Manyano and Tembelihle 
 

Airport Phase 2A 
 

Airport Phase 2 

 Egoli 

 

 

Figure B.17: BCMMôs Settlement Planning Programme in relation to the MELD corridor and Public Transport facilities (Source: BEPP 

2018-19)  
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Figure B.18: BCMMôs Settlement Planning Programme in relation to the Mdantsane and Public Transport facilities (Source: BEPP 2018-

2019) 

B1.2.2 Marginalized Areas within the Secondary Integration Zone 
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Figure B.19: Marginalised Areas within the Secondary Integration Zone (Source: BEPP 2018-19)  

The following table outlines all existing townships and Informal Settlements / Informal Settlement 

Upgrade Projects within the Secondary Integration Zone. It is to be noted that most townships and 

informal settlement upgrade projects fall outside the integration zone.  

Townships Informal Settlements 

Tyutyu 
 

 B Tyutyu Phase 3 

 Tyutyu Phase 1 

 Tyutyu Phase 2 

 

 

Figure B.20: BCMMôs Settlement Planning Programme in relation to the Bhisho / KWT and Public Transport facilities (Source: BEPP 2018-

2019)  

Townships, which from part of the broader Bhisho/KWT area include: 

a. Zwelitsha: Zwelitsha is the largest of the Bhisho/KWT townships. Zwelitsha is proposed as an 

Urban Renewal Zone.   

b. Ginsberg 

b. Dimbaza 
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c. Ilitha 

d. Breidbach 

B1.2.3 City wide marginalised rural communities outside the Primary and Secondary 

Integration Zones 

Rural Townships / Villages Informal Settlements 

Potsdam Village Phase 1 & 2 -   

Tsholomnqa (Coastal Disaster Project)  

Needscamp  

Ducats  

Dongwe  

Macleantown  

Lilyvale  

Tshabo 1 & 2  

Potsdam Khayelitsha  

Peelton Cluster (Majali, Mdange, 

Kwatrain,Nkqonqweni, Drayini & 

Esixekweni) 

Lingelitsha 

Hanover  Nkqandusi 

Skobeni  Ndlovini / Crossroads 

Ginsberg Kuwait 

Phakamisa Dimbaza/Phola Park 

Sweetwaterôs Phase 1 Xhwithinia 

Sweetwaterôs Phase 2 Ilitha North ï 177 Units P5 

Dimbaza South  

Dimbaza Phase 2  

Zwelitsha  

Breidbach  
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B1.3                 ECONOMIC NODES 

Economic nodes are seen as significant to the functioning and performance of the urban spatial 

economy and maintaining sustainable livelihoods should accordingly be identified and prioritised. 

(NT Guidance Note, 2017). 

B1.3.1 Economic Nodes / Employment Centres within the Primary Integration Zone 

Established Nodes / 

Employment Centres 

Emerging Nodes Declining 

CBDôs   

East London CBD  Mdantsane CBD   

COMMERCIAL NODES   

Vincent Berea Node Quenera/N2  

Nahoon ï Old Transkei 

Road  

Mount Ruth Station/N2   

Nahoon ï Beach Road  Arnoldton Station/R102  

Beacon Bay/N2  Brakfontein/N2  

Cambridge ï Queen Street 

node 

Amalinda Junction/R102  

Amalinda Main Road    

Queen Street Cambridge   

MINOR MIXED LAND 

USE NODES (EXISTING) 

  

Bonza Bay Road/Spargs Mdantsane - Golden Highway  

Abbotsford Duncan Village - Ndende   

 Cove Ridge/R72  

INDUSTRIAL   

Wilsonia 213ha  Da Gama 106ha 

Arcadia 46ha  Fort Jackson 104ha 

Braelynn/North End 39ha   

West Bank 197ha   

East London IDZ 242ha   

Chiselhurst 10ha   

Cambridge 6ha   
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Beacon Bay 6ha   

Meisies Halt 36 ha   

 

Figure B.21:  Economic Nodes within the Primary Integration Zone (Source: BEPP 2018-19) 

Commercial nodes 

The spatial distribution of economic activities in Buffalo City has tended to be nodal in nature. East 

London is experiencing a trend similar to many other cities, where there is a movement of many 

corporate offices out of the city centres to decentralized office nodes.  Letting of office space in the 

central business district is still fairly active and is supported by public sector demand for space.  

Retail trade in the central business district area of East London and King Williamôs Town is very 

strong, due to the high volume of foot traffic.   

Beacon Bay has seen a great deal of interest from potential tenants, as well as the Vincent Office 

Park, where there is currently no vacant office space.  There is vacant office space in the central 

business district, where tenants have found more attractive decentralized office space to relocate 

to. Other areas that have shown growth in the office sector are Bhisho and the 

Southernwood/Arcadia areas. 


