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GLOSSARY OF TERMS AND ABBREVIATIONS 

 
;Nodes΄ is a term usually ascribed to cities, townͻs rural service centre and village. This tends to work 

against the need to achieve rural development through integration of urban and rural areas. It is 

accordingly proposed the term node is to be less prominent and less significant in future SDFs with 

the emphasis rather being placed on identifying ;human settlement΄ where integrated programmes 

can be shared. Such settlement can be both rural and urban in nature and could serve to bridge 

diversity between these communities. There are two main types of Nodes applicable in  BCMM: 

¶ Metropolitan  or Primary Nodes  ͮ these are nodes that  are of such signif icance in terms 

of scale, location, diversity and agglomeration of function (facilities, services and economic 

activities), that they impact on the metropolitan region as a whole (or have potential to do so 

in the context of the SDF). 

 

¶ Local Nodes  ͮthese are modal interchanges and lower -order intersections within a corridor 

or Activity  Street where a range of lower- level activities  and services, aimed at local 

needs, tends to locate.  

 

;Development Corridors΄ ͮThe notion of development corridors both as str ucturing elements to guide 

spatial planning as well as special development areas with specific types of development potential 

has been well established internationally. Typically, development corridors have been identified as 

roads or other transport route s along which existing and/or potential land developments at a higher 

than average intensity (can) occur Development corridors can also be refined and described as 

follows: -  

¶ Activity Corridors, which are described as bands of high -density urban developmen t up to 800 

metres wide along a public  transportation  route. Typically, activity  corridors  link areas of 

greater intensity  of land use, which are commonly called nodes. Activity corridors are 

generally considered the highest order of corridor. In Buffalo City Metropolitan Municipality 

four activity corridors have been identified: -  

¶ Activity Spines, which are defined as the central road or railway line within an activity corridor 

that links major or minor nodes.  

¶ Activity Street, which is usually defined as a local street that is located within the sphere of 

influence of an activity corridor and reinforces it. To be classified as an activity street, vehicle 

and pedestrian access to a mix of land uses is a priority.  (Refer to Table 6: Corridors for the 

list of Activity Streets)  

¶ Mobility  Routes, which are defined as roads with  limited  access that  principally,  carry traffic  

between major nodes. An example of a mobility route would be the N2 linking East London to 

King Williamͻs Town. (Refer to Table 5: Corridors for a list of Mobility Routes)  

 

Integration Zones  (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 targeti ng of investment aimed at spatial transformation. Each zone consists of a 

transit spine connecti ng two anchors via mass public transport (rail/bus) e.g. the CBD and an ͺurban 

hubͻ (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 (to wnships and informal settlements) and economic nodes 

(commercial and industrial nodes) via feede r routes. The Urban Hub connects to secondary township 
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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. 

 

;Urban Services Edge΄-  is a demarcated line that, taken together with an interrelated policy, serves to 

manage, direct and limit  urban expansion. Certain types of urban devel opment outside the continuous 

development of the urban core area should only be allowed:  

¶ Within small towns and rural nodes, and  

¶ Where the natural environment and agriculture are not compromised.  

 

The Urban Services Edge forms the boundary between urban development, rural development areas, 

and the valuable natural and agricultural hinterland.  The p urpose of the Urban Services Edge is to 

contain the lateral growth of urban areas in ways that threaten long - term sustainability from an 

environmental as well a s a financial and public services - feasibility perspective.  

 

Urban Services Edge areas are areas where the transition from the urban area is proposed to change 

to peri-  urban and rural development; involving differing land use characteristics and density of  

development and different levels of servicing in the basic services networks of water, sa nitation, roads 

and stormwater, and electricity.  

 

;Proposed Settlement Edges΄  ͮ can also be used to manage in a more fine- tuned manner the 

investment strategies and c haracteristics of infrastructure levels according to the needs of 

communities and economic  activities located within Urban Services Edges or outside Urban Services 

Edges; the settlement edge can be used to encourage more efficient use of underutilized land  existing 

in a settlement or town; through development of vacant land or the re -use of brownfield degraded land 

areas, 

 

;Densification/Residential Intensification΄  ͮis the process whereby residential densities (the number 

of dwellings per hectare) are inc reased in a planned and meaningful manner within the existing 

boundaries of a specific are a. 

 

;Mixed Uses΄ ͮ Mixed-Use development is the horizontal and vertical integration of suitable and 

compatible residential and non -residential land uses within the sam e area or on the same parcel of 

land. It is aimed at facilitating a wide range of resident ial types within close proximity to employment, 

educational, social and recreational opportunities.  

 

;Metropolitan Open Space System΄ -  is a rationalised network of i nterconnected open space aimed at 

(i) Complementing the built fabric by providing the urban environment with variety, character, a sense 

of visual relief, open space enjoyment, recreation and general amenity;  and (ii) Protecti ng biodiversity 

in urban areas, and providing animal and plant species with  habitats.  The Open Space System 

identified in the Municipal area, comprises of designated Protected Areas, areas identified for 

Protection, environmentally sensitive areas (conser vancy areas etc.) and sensitiv e areas associated 

with watercourses and major river systems.  

 

Planning terminologies are unpa cked further in Annexure Two 

  



10 

EXECUTIVE SUMMARY 

The Buffalo City Metropolitan Municipality (BCMM) has undertaken a new 5 -Year SDF Review for the 

Buffalo City municipal area in terms of Section s 25(1) and 26(e) of the Local Government: Municipal 

Systems Act (Act 32 of 2000  ͮMSA), read with Sections 12 and 20 of the Spatial Planning and Land 

Use Management Act (Act 16 of 2013  ͮSPLUMA), and Chapter 2 of BCMMͻs Spatial Planning and 

Land Use Management By-Law (published under Local Authority Notice 62 in the Eastern Cape 

Provincial Gazette on 18 July 2016). 

 

In line with the new system of spatial planning brought into being in 2014 by SPLUMA, government 

policies increasingly emphasise the need to p ursue strategic outcomes that would lead to a change 

in the entrenched but unsustainable Apartheid -based segregated spatial patterns of development that 

prevail in almost all South African municipalities, including BCMM.  For this reason, a key focus of th e 

new Buffalo City Municipal S DF during this review has been to enable and promote spatial 

transformation so that a more spatially just, efficient, resilient and sustainable spatial pattern of 

development can be achieved to underpin economic growth and soc ial progress over time.  

 

Accordingly, the focus of the 2020 Municipal SDF is to make spatial development and land use 

management proposals that : 

 

1. Comply with the legal and policy guidance  provided by global treaty and governance agreements, 

national and provincial policy and legislatio n, and the strategic objectives set by the Buffalo City 

Integrated Development Plan; 

2. Ensure that the biophysical environment is protected and wisely managed  to maintain biodiversity 

and ecosystem goods and services such as water, fertile soils and clean ai r, so that the essential 

conditions for sustainable human development endure over the long term.  

3. Facilitate the creation of more efficient and compact towns and cities  by enabling the 

densification and intensification of prevailing and new land uses in loc alities that are well -

connected to existing developed areas and infrastructure.   

4. Promote higher-density residential uses as well as mixed residential and ec onomic land uses  

within inner -city areas and at identified nodes or strategic localities along iden tified public 

transport corridors;  

5. Prioritise the development of improved linkages  between places of residence and places of 

employment and to strengthen con nectivity between settlements and communities across Buffalo 

City; 

6. Build on and facilitate key econ omic development initiatives  that are being driven by national, 

provincial and local government in partnership with the private sector and civil society by e nsuring 

that spatial proposals support the requirements of these initiatives for strategic connecti ons to 

workforces and markets; and  

7. Promote the  implementation of  a Land Reform and Settlement Programme in the rural areas of 

Buffalo City by identifying zon es of opportunity for integrated human settlement development;  

The Municipal SDF sets out its prop osals arranged in nine Themes: Spatial, Economic, Sustainable 

Human Settlement, Infrastructure, Transport, Environment, Rural Development, ;SMART City΄ and 

Information Technology, and Governance.  Each Theme contains a set of Directive Principles on which 

proposals for that thematic area are based.  
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A 10-Year MSDF Spatial Development Vision: 

What BCMM Seeks to Achieve by 2030 

 
To begin with, the Municipal SDF takes its lead from the Long -Term Vision set out in the BCMM IDP:  

 

;Buffalo City: well-governed, connected, green and innovative΄ 
 
In responding to this IDP Vision, the MSDF review puts forward a 10-Year Spatial Development Vision. 

This describes what the Municipal SDF is working towards achieving over the next 10 -year time frame 

and serves to guide BCMMͻs continued efforts to improve local and regional economic opportunities 

and, ultimately, to facilitate sustainable growth in the Metropolitan Area.  

 

  

 
¶ Buffalo City has re- invented itself through its transformation from a spatially 

and socially divided  past, to consolidate its positi on as a ͺCity- in-a-Regionͻ 
that anchors socio -economic development in the Eastern Cape Province. 
 

¶ It has put in place the necessary enabling infrastructure, transportation and 
Information and Communication Technology systems to underp in an 
innovative Knowl edge-Based Economy that embraces the 4th Industrial 
Revolution (4IR) and Digital Transformation.   
 

¶ In so doing, it has advanced its progress to create a successful, prosperous 
and dynamic modern city that is enterprising, green, open  and connected, 
spatia lly integrated and well -governed.  
 

¶ Its citizens are proud o f their beautiful coastal lifestyle city, which is the 
capital of the Eastern Cape Province, home to a globally competitive auto 
industry, and has excellent social, education al and medical services and a 
diverse housing market that meets their varying need s.   
 

¶ They continue to strive to achieve a compact, sustainable and resilient City.  
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Strategic Approach to Spatial Targeting of Investment  
 
As BCMM must plan to achieve it s goals and objectives within the limits set by available financial and 
human resources, it has adopted a strategic approach to focusing key investment by identifying five 
broadly defined spatial areas where such investment should be prioritised.  These ar e described as 
Spatial Focus Areas (SFAs) and are listed in order of relative priority as:  

 

SFA 1: West Bank (including the West Bank Economic Development Corridor) 

Spatial Focus Rationale for Priority  

Investment in key enabling infrastructure and 
Mass Housing proj ects on West Bank. 

Catalytic Projects are identified as:  

¶ Water services  ͮ especially Wastewater 
Treatment to serve the West Bank and 
ELIDZ 

¶ Roads and bridges to link West Bank to 
Central Urban Renewal Area and regional 
linkages (N2) 

¶ Harbour expansion and deepening 

¶ IOX Undersea data cable and associated 
development opportunities  

¶ Since 1980s, West Bank area was 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 k ey infrastructure in 
Wastewater treatment on West Bank. 

¶ Ample well- located land for integrated, 
higher density and mixed land use 
development close to IDZ. 

¶ Transport Linkage to Central EL Area crucial 
to creating an integrated and better 
functioning city.  

 

 

SFA 2: Central East London ͮ  Mdantsane and the areas in between (MELD Corridor) 

Spatial Focus Rationale for Priority  

Investment in key enabling infrastructure in a 
Central Urban Renewal Area (EL-Mdantsane) 

Catalytic Projects are identified as:  

¶ Roads and bridges to link West Bank to 
Central Urban Renewal Area and regional 
linkages (N2) 

¶ The Sleeper Site (mixed land use 
development and Knowledge Economy 
node) 

¶ The Central-Reeston Wastewater Transfer 
System 

¶ North West Expressway Extension linking 
CBD to Amalinda Junction and N2Section 3  

¶ This area is currently home to the majority of 
the BCMM population and is the ;Heart΄ of 
the City- in-a-Region that is BCMM. 

¶ Potential to house 40,000 to 50,000 
households at increased densities, over 
time. 

¶ Critical infrastruc ture/service backlogs 
hindering progress.  

¶ Creating infrastructure capacity in roads and 
services networks will permit the 
intensification of land development in the 
central EL area with resulting improvements 
in efficiency and spatial sustainability.  

¶ The consolidation of a mix of land use 
developments closer to the East London CBD 
and Duncan Village area would also meet the 
development principle of Spatial Justice.  
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SFA 3: King Williams Town/ Bhisho  

Spatial Focus Rationale for Priority  

Investment in roa ds, public transport and 
infrastructure upgrades to support the KWT -
Bhisho Revitalisation process  

Catalytic Projects are identified as:  

¶ The Bhisho Revitalisation Precinct  

¶ ;Green Energy΄ Hub located at Berlin 

¶ Revitalization of Dimbaza as an agro -
processing hub linked to Bulembu  

¶ Support continuing function of KWT as an 
extended Rural Service Centre. 

¶ Support Provincial Government - led 
initiatives to cons olidate Bhisho as the 
Administrative Capital of Province.  

SFA 4: Quenera ͮ  Gonubie Area 

Spatial Focus Rationale for Priority  

Investment in land in Quenera area 

Catalytic Project is identified as:  

¶ The Beacon Bay-Gonubie Link Road and 
intersections  

¶ NEED to resolve critical problem areas of 
Mzaͻmomhle and Nompumelelo without 
extending solution to mass -based housing 
as this will distort desired spatial pattern of 
CENTRAL-WEST Focus. 

SFA 5: Rural Settlements 

Spatial Focus Rationale for Priority  

Investment in social amenities and job 
opportunities;  

¶ Reduce travel distances 

¶ Create opportunities within walking 
distan ces and nodal areas to benefit locals  

 

Key Spatial Development Proposals in the Municipal SDF include the following:  

1. Facilitating Economic Growth and Development  

a. Supporting the development of a multifaceted Knowledge-Based Economy by: 

i. Promoting the creati on of a West Bank Logistics and Manufacturing Hub centred 

on the East London IDZ  

ii. Leveraging high-speed broadband Internet connectivity  to facilitate the  5G 

technologies that will expand the BCMM economy into 4IR and promote Digital 

transformation ; 

iii. Promot ing the University Town concept to facilitate the transession to the new 

economy. It also that seeks to enable the tertiary institutions in the City to 

strengthen, complement each other, and link their education offerings to the 

needs of the Regional and National economy;  

iv. Related to the University Town concept, proposing the creation of the East London 

Inner City Innovation District, which would be centred on the East London CBD 

and the surrounding suburbs of Southernwood and Belgravia, with strong 

linkages to the ELIDZ and West Bank Logistics Hub; 
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b. Repurposing existing industrial areas and establishing new industrial areas that are fit for 

purpose: 

i. Re-purposing Dimbazaͻs industrial area for agri-processing industries based on 

the potentia l of logistical link ages to Bulembu airport;  

ii. Re-purposing industrial areas in Wilsonia, Mdantsane and Fort Jackson as 

logistics centres linked to the West Bank Logistics Hub;  

c. Following a strategic land release programme to facilitate development in a trans parent 

manner that complies with legislative requirements;  

d. Broadening the policy of introducing mixed use residential and commercial/retail land 

uses in existing commercial/retail areas and incentivizing mixed land use developments 

in appropriate localitie s throughout the Cit y; 

e. Focusing on the improvement or creation of road links between industrial areas and the 

West Bank Logistics Hub as well as improved linkages within Greater East London, with 

key priorities including:  

i. Development of a new N2/R72 Bridge over the Buffalo River linking the West Bank 

to the central East London area and hinterlands served by the N2;  

ii. Strengthening the Mdantsane -East London (MELD) Corridor by infill development 

and enhancing the transportation modes available;  

iii. Developing the North-West Freeway Corridor; and 

2. Promoting New Mass Housing Developments to Support Economic Development and Spatial 

Transformation  

a. New well- located Mass Housing developments, adjacent to areas of economic 

opportunities, and/or along identif ied development corridors, that acce ss economic focal 

areas: 

i. West Bank Economic Corridor; 

ii. KWT/Bhisho Corridor; 

iii. Ginsberg; 

iv. Quenera;  

v. Amalinda Junction;  

vi. Arnoldton/Reeston North  

b. Incremental Upgrade Programme of Informal Settlements in terms of the National 

Upgrading Support Programme (NUSP): 

i. Informal settlements upgraded and redeveloped in line with assessments and 

prioritization;  

c. All new housing areas to be developed based on principles underpinning integrated and 

sustainable communities:  

i. Densities to be increased at strategic localities whereve r feasible and 

environmentally acceptable;  

ii. Developments to be programmed to coincide with the provision of infrastructure 

and required social facilities;  

iii. Innovative residential development projects will be favoured,  including the 

application of cross -subsidizing financial models to develop a range of housing 

types to cater for varying market requirements and enable inclusionary housing 

at strategic localities.  
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The Structure of the Buffalo City Municipal SDF 

2020 

The Municipal SDF document is structured as f ollows:  

SECTION 1: 
INTRODUCTION 

This section introduces the 2020 Municipal SDF Review 

and addresses: 

(i) The area where the new MSDF will apply 

(ii) The legal status and purpose of the MSDF (what it 

seeks to achieve) 

(iii)  What changes have been made to the content of the 

current (2013) SDF 

SECTION 2: 
CURRENT REALITY 

Section 2 highlights the current status of spatial 

development in BCMM and identifies key challenges and 

opportunities arising out of the need to address:  

(i) Legacy issues (issues arising from past policies a nd 

historical developments that remain challenging ); 

(ii) Current issues (issues that pose challenges or offer 

opportunities based on current trends) and  

(iii)  Future trends (issues that may be anticipated as being 

crucial in the future and which therefore require th at 

steps begin to be taken now)  

SECTION 3: 
POLICY FRAMEWORK 

This section identifies the key Global, National, Provincial 

and Local policies and legislation that BCMM must take 

into account and align with, when formulating its spatial 

planning and land use management proposals  

SECTION 4: 
STRATEGIC DEVELOPMENT 
FRAMEWORK 

Section 4 may be seen as the ;strategic heart΄ of the MSDF 

and highlights the following:  

(i) The MSDF takes its strategic direction from the BCMM 

IDP Vision and relates this to a 10-Year Spatial 

Development Vision that describes broadly the spatial 

development outcome that BCMM would like to achieve 

by 2030; 

(ii) In line with this Spatial Development Vision, a set of 

MSDF Strategic Development Principles are set out; 

and 
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(iii)  A revised strategic approach t o guide the spatial 

targeting of investment and spatial development 

initiatives is described.  

SECTION 5: 
MUNICIPAL SDF PROPOSALS 

This section sets out the detailed MSDF proposals, 
arranged under 9 Themes in the following format:  
 
(i) The first two parts of e ach Thematic section address 

proposed Directive Principles and related Policy 
Statements that must direct BCMM in all its spatial 
planning and land use management activities.  These 
are set out in table format and address the following:  

a. A brief description  of each Theme and its 
rationale;  

b. The key informants to which the MSDF is 
responding;  

c. The National Policy and compliance with 
SPLUMA Section 21 requirements;  

d. A set of proposed Directive Principles, which 
are seen as those key actions or objectives that 
BCMM must commit to achieve in order to 
initiate and sustain a transformational agenda 
in spatial and socio -economic development;  

e. Key Programmes and Projects related to each 
Theme, where applicable; and  

f. Specific Policy Statements related to each 
Theme and connected IDP KFAs and proposed 
Policy Implementation Actions, where 
applicable.  

 
(ii) Subsequent parts elaborate on the key spatial planning 

and land use management aspects and/or proposals 

relevant to each Theme 

SECTION 6: 
IMPLEMENTATION: 
PROGRAMME & BUDGETS 

The final section of the MSDF Review focuses on key 

projects and programmes  ͮand related 1st order budgets 

where applicable  ͮ that have been identified in order to 

implement the spatial development proposals and work 

towards achieving the strategic dev elopment objectives of 

BCMM. 

 

 
  



17 

SECTION 1: INTRODUCTION 
  


































































































































































































































































































































































































































































































































































































