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1
1.1

Introduction
Project background

“South African City Futures is a project that combines the use of futures thinking, multistakeholder dialogue, and multiple forms of visualisation (of data, of built form, and of lifestyle) to
reflect upon the future of urban neighbourhoods. This project is to encourage South African cities
and their constituent neighbourhoods to start thinking, and possibly thinking differently, about the
future of the cities. The goal is to launch an innovative project that is part research, part cocreation which combines the use of futures thinking, multi-stakeholder dialogue, and multiple
forms of visualisation to reflect upon the future of urban neighbourhoods. The results of the
neighbourhood engagements will be interpreted and expressed in various creative public
installations within the neighbourhood, on digital platforms, and at the 25th International Union of
Architects World Congress to be held in Durban in August 2014” (JDA, 2013).
The input from the CSIR is to form part of the principle project described above and would serve
as a ‘reality check’ when discussing the future of these neighbourhoods in the workshops with
the community, so as to ‘temper’ or ground the visions with an analysis of each neighbourhood in
its bigger region to determine what the parameters are in terms of status quo, growth, shifts in
the economy, demography, etc.

1.2

Boundaries

Figure 1 – Sub-place boundaries of the study area in Port Elizabeth
This SACN City Futures report is about two suburbs in the Nelson Mandela Bay metropolitan
area, namely Korsten and Schauderville. The boundaries of the area under study are as follows:
for Korsten it's Stanford Rd, Conttrell Str, Highfield Rd, and a line through Krog Rd; for
Schauderville it's Highfield Rd, Burt Rd, Alexander Rd and the N2. However, for the purpose of
analysing data, the StatsSA sub-place boundaries were used in this report, which are slightly
wider than the area under study (see Figure 1).
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The Mandela Bay Development Agency (MBDA) intends to look at Korsten/ Schauderville as a
next area for nodal development. According to the manager for Planning and Development, they
are in the process to establish what kinds of developments are feasible for the area, therefore
this project aims to contribute indirectly to this process.

1.3

Status quo analysis of key statistics, indicators and trends

There is a scarcity of information specific to these two areas at both the Mandela Bay
Development Agency (Uithaler, 2014) and the Nelson Mandela Bay Metropolitan Municipality
(NMBMM), the latter of which does not have any structure plans for these two particular
neighbourhoods – contrary to the nearby areas of Walmer and Newton Park (Tonisi, 2014).
Furthermore, there aren't any studies pertaining to property trends or other development
indicators on record for these areas, making it difficult to draw conclusions about current market
trends or land use changes and other characteristics. The Spatial Development Framework
(SDF) and Integrated Development Plan (IDP) address the municipality as a whole, making the
information contained in these strategic documents too high-level to be useful for describing this
specific study area. The Transportation Plan is the only document that analyses the site at local
scale, and thus the main document used to draw inferences about the character of the area
under the next few sub-headings.

1.4

Urban function

The study area is located close to and northwest of the city centre which allows it to serve as a
link between the northern and southern suburbs of Port Elizabeth. Major roads such as
Kempston, Stanford and the N2 form its boundaries, thus contributing to its potential accessibility
and making it the ideal interchange point in the northern part of the city. However, a traffic count
of all classified roads was recently undertaken, showing that the N2 and Stanford Rd are highly
congested during weekly peak periods (Nelson Mandela Bay Metropolitan Municipality, 2009:74),
reducing actual accessibility during these hours.
From the Public Transport Plan for the NMB area, it can be deduced that Korsten will form part of
the future backbone of the Khulani Corridor in the public transport system, the first route to be
implemented in the Integrated Rapid Public Transport Network (IRPTN). The results from the
travel demand modelling for 2020 showed that the Khulani Corridor between Motherwell, Njoli,
Korsten and Port Elizabeth CBD was by far the busiest corridor, attracting about 90 000
passengers per day. The trunk bus routes and express bus services are shown in Figure 2.
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Figure 2 – Trunk bus routes and express bus services
This network is supported by local bus and minibus services on other routes which interconnect
with the trunk bus routes at transfer nodes (Nelson Mandela Bay Metropolitan Municipality,
2006:25). Important nodes, like Njoli Square and Korsten, will be developed as modal
interchanges where local buses and taxis will serve both as local operations and as feeders into
the trunk bus system at high frequency (Nelson Mandela Bay Metropolitan Municipality,
2006:11). See more information under Development Strategies. Schauderville is not mentioned
in these plans.

1.5

Land use

Before 1945, informal settlements in the study area were cleared and smallholdings were
established and laid out according to the natural landscape. Korsten developed partly into an
industrial area, but the valley to the north and hillside to the south are restrictive elements that
contained further development (Nelson Mandela Bay Metropolitan Municipality, 2009:42). The
decentralisation of the Port Elizabeth CBD also had a significant impact on the area, resulting in
the relocation of industrial and commercial activities to areas such as Walmer, Newton Park and
Fairview, west of the William Moffett Expressway (Nelson Mandela Bay Metropolitan
Municipality, 2009:41).
Currently, the areas of Korsten and Schauderville are predominantly zoned as residential (see
Figure 3). Most of the former ‘white’ neighbourhoods have densities within the 1 to 10 du/ha
category whilst in the northern areas, such as Bethelsdorp, Gelvandale and Korsten, the density
ranges from 11 to 40 du/ha. The industrial part of Korsten is characterised by old industrial
buildings and small industries. Along the western boundary there are commercial sites that are
encroaching towards the south. The eastern boundary has larger sites that are zoned for
commercial purposes, scattered amongst the residential areas.
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Figure 3 – Zoning map of Korsten and Schauderville (Tonisi, 2014)
The areas outside the western boundary are zoned for industrial purposes whereas most of the
remaining adjacent areas are also zoned as residential. The Google earth image in Figure 4
pictures a typical residential block found in these suburbs. They range from medium to high
densities and have little green space. (These images may be outdated thus warranting on-site
inspection to verify the status quo.)

Figure 4 – A typical street block (Google Earth, 2014)
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1.6

Residential character

Knowledge Factory developed a household segmentation classification system specifically for
South Africa that characterises sub-places based on factors including socio-economic rank
(income, property value, education and population group), life stage (age, household and family
structure) and dwelling type (size, type and age of structure). The analysis identified ten clusters
comprising 38 classes:

A:
B:
C:
D:
E:
F:
G:
H:
I:
J:

Cluster name
Silver Spoons
Upper Middle Class
Middle Suburbia
Community Nests
Labour Pool
New Bonds
Township Living
Towering Density
Dire Straits
Below the Breadline

The Korsten/Schauderville sub-place may be classified under two key clusters, namely the C:
Middle suburbia and G: Township living. Korsten may be primarily identified as a ‘C: Middle
suburbia’ cluster; and within this cluster as ‘Settled suburbia.’ Figure 5 shows the typical
demographics for this cluster. Generally, characteristics of this cluster include that it is quite
ambitious to make its mark on society, but affected by the economic slow-down and has to make
ends meet. People from all ages live in this cluster, they are reasonably educated (matric) and
employed, and are from both middle and lower-middle income earners. People mostly work as
clerks and technicians. The family unit is important to people living in this cluster and they do not
live beyond their means, thus it is a cluster of stable family ties and financial security.
Schauderville may generally be identified as a ‘G: Township Living,’ and within this cluster
classed as ‘eKasi.’ Figure 6 shows the typical demographics for this cluster group. Generally,
characteristics of this cluster include a bland physical environment in which people live that is not
inspiring, but the sense of community is strong. Accommodation is row upon row of identical
basic township houses on small plots. Homeownership is high and services and amenities are
reasonably good. Despite low levels of education and employment, people living in this cluster
have developed strong communities that are dependent on group values. The older generation
for instance is dependent of traditional values, whilst the younger generation relies on their hip
culture to create a vibrant community. People mostly work as labourers.
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Figure 5 - Typical demographics for cluster
group C: Middle Suburbia

1.7

Figure 6 - Typical demographics for cluster
group G: Township Living

Key demographic data

The data presented in this section is based on the 2011 Census of the Schauderville
(299007029) and Korsten (299007055) sub-places:







There were 17 911 people living in 3 966 households in the Korsten and Schauderville
sub-places in 2011. More than three quarters (78%) of this population live in just under
three quarters (74%) of the households in Schauderville (thus household sizes are bigger
in Schauderville than in Korsten);
In total, there are slightly more females than males living in these two sub-places;
Most of the people living in these sub-places are coloured (89%). Schauderville has a
coloured population of 92%, whilst Korsten has a coloured population of 78%;
More than two thirds (67%) of the people living in these sub-places fall within the
economically active population age group (15 to 64 years). The remaining 33% of the
people may therefore be considered to be economically dependent;
Over half (57%) of the dwellings in these sub-places are houses on separate stands.
Almost a quarter (23%) of the dwellings is semi-detached; with a large majority in
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Schauderville (919 versus 5 in Korsten). Although not as prominent as detached and
semi-detached dwellings, flats constitute nearly a tenth (9%) of the dwellings in these two
sub-places (see Table 1);
More than a fifth (21%) of the households in these sub-places has a household size of 4
people per dwelling unit; sixteen per cent of the households have three people per
dwelling unit, and eleven per cent of the households have one person per dwelling unit.
Korsten has more single person households than Schauderville (17% versus 9%) (see
Figure 7);
More than a third (37%) of the people living in both sub-places is employed, although the
economically active population age group constitutes 67% of the population. Almost half
(42%) of the people living in these sub-places are not employed, while the remainder are
‘others’. Schauderville has a higher proportion of unemployed (19%) and other not
employed people (42%) (see Figure 8); and
Almost three quarters (72%) of the people living in these two sub-places have less than a
matric qualification, slightly less than a quarter (23%) has a matric qualification, and three
per cent have a diploma and bachelor qualification (3%). Two per cent have no
schooling.
Dwelling type

Nr of dwelling units
Schauderville Korsten

House or brick/concrete block structure on a separate
stand or yard or on a farm
Traditional dwelling/hut/structure made of traditional
materials
Flat or apartment in a block of flats
Cluster house in complex
Townhouse (semi-detached house in a complex)
Semi-detached house
House/flat/room in backyard
Informal dwelling (shack; in backyard)
Informal dwelling (shack; not in backyard; e.g. in an
informal/squatter settlement or on a farm)
Room/flatlet on a property or larger dwelling/servants
quarters/granny flat
Caravan/tent
Other

Percentage

1,627

639

57%

8

3

0.3%

123
1
3
919
78
98

236
24
1
5
36
13

9.1%
0.6%
0.1%
23.3%
2.9%
2.8%

30

27

1.4%

24

26

1.3%

11
23

0
11

0.3%
0.9%

Table 1 – Dwelling type in the Korsten/Schauderville sub-place

Household size
900
800
700
600
500
400
300
200
100
0

Korsten
Schauderville

1

2

3

4

5

6

7

8

9

10+

Figure 7 – Household size in the Korsten/Schauderville sub-places
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Employment status
Employed

35%

Unemployed

19%

45%

13%
Schauderville

Discouraged work-seeker 3% 3%

Korsten
Other not economically active

42%

39%

Not applicable 0% 0%
0%

20%

40%

60%

80%

100%

Figure 8 – Employment status of people living in the Korsten/Schauderville sub-places
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Key development strategies

Key strategic planning documentation provides more insight into the proposed approaches and
principles the Nelson Mandela Bay Municipality follows in the development of Port Elizabeth.
Documents consulted for this review include the 2006 Public Transport Plan, 2009 Metropolitan
Spatial Development Framework, the 2012-2013 IDP Review and the 2011-2012 IDP Review.
The key development strategies identified from these documents may be categorised into three
parts, namely strategies related to transport, economic infrastructure and development projects.
Some strategies are specific to the sub-places, whilst others are more generic.

2.1

Transport strategies

The first Public Transport Plan for the NMB area was completed in May 2006. This plan was
informed by scenarios from the VISUM Transport Demand Model for 2020 land use and
population forecasts. It tested combinations of rail lines, bus trunk routes, local bus routes and
minibus feeders. It concluded that a system based on trunk bus route corridors, local bus and
minibus-taxi services would best serve NMBMM for the next ten years (Nelson Mandela Bay
Metropolitan Municipality, 2006:36). The 2010-2011 IDP Review describes this Integrated Rapid
Public Transport Network (IRPTN). Where routes on the system will be operated on IRPTN, trunk
routes will be supplemented by express, main, feeder and special services with an extensive
network operated by normal buses, minibuses, and midi-buses.
The IRPTN-routes along the extended Khulani Corridor form the backbone of the system and will
shape a significant part of a long-term strategy for land use densification and economic
development of this corridor. Korsten, which is located along a major route (i.e. Stanford Road a
proclaimed main road), forms part of the Khulani Corridor, which is one of two development axes
running parallel to the Uitenhage Road. The corridor runs mostly through previously
disadvantaged areas connecting Motherwell, KwaMagxaki and Cleary Park with Korsten,
Greenacres and the Inner City CBD. Three principal routes are identified for the first phase of
implementation, as follows:




Motherwell – Njoli – Korsten – Greenacres
Kwamagxaki – Njoli – CBD
Cleary Park – Korsten – CBD
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Figure 9 illustrates why Korsten is one of the most important transport modal interchanges of the
metropolitan area as it facilitates possible transfers in almost all directions within the city to link
into the CBD.

Figure 9 - Khulani Corridor connecting the major interchanges at Njoli Square and
Korsten
The public transport corridors are meant to encourage high density residential, commercial and
business development through quality, high frequency, scheduled public transport services which
in turn will attract more people to use the public transport system (Nelson Mandela Bay
Metropolitan Municipality, 2006:11). The interchanges will also be important nodes of commercial
attraction and will be located close to suburban business activities and in the city centre (Nelson
Mandela Bay Metropolitan Municipality, 2009:82). These interchanges will stimulate further
economic development in the immediate surrounds.

2.2

Development of economic infrastructure

According to the Metro SDF 2009, 44% of the economically active people in the city are
unemployed. The city has therefore identified the need for strategies that accelerate poverty
alleviation. Given this low employment rate in the metro, one of the City’s challenges is to
generate sustainable employment opportunities particularly for SMMEs, and especially in viable
locations with low overheads. In conjunction with service providers such as the Small Business
Development Corporation, the City aims to facilitate the provision of these viable and accessible
locations for SMMEs.
The City has identified urban agriculture as one of its major projects (NMBMM 2012). Through
this project (by the Municipality’s Economic Development and Recreational Services Directorate),
the City aims to allow poor and disadvantaged communities to secure food through urban
agriculture and subsequently begin to be more economically active. This is in line with its longterm vision of developing agriculture into a strategic economic sector (NMBMM 2012).
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2.3

General infrastructure maintenance and development

The 2012-2013 IDP Review identifies Wards 7, 10 and 11, which includes portions of the two
sub-places, as having poor or lacking services (NMBMM 2012). The following needs and
priorities were directly identified by the communities of each ward:






New improved street lighting (i.e. high-mast lighting) for Schauderville;
Fixing of sidewalks and traffic circles in Schauderville;
Freeing up vacant pockets of land in Schauderville to build high density units;
Upgrading of infrastructure, e.g. stormwater/sanitation drains and lighting, especially in both
Schauderville and Korsten; and
The development of a multi-purpose sport centre in Korsten.

The City also aims to green and beautify previously disadvantaged areas through tree planting
and physical improvements (NMBMM 2012). The greening/beautifying of the city is an extension
of the Gateways and Beautification Project, through which the City aims to enhance its image in
order to attract tourism and business to the city. The N2 forms part of this project.

3
3.1

Simulated future growth trends
Background

The Urban Simulation Platform is a numerical modelling and simulation platform developed to
study urban growth patterns 30 years into the future.
The platform is based largely on two open source software projects, UrbanSim and MATSim.
UrbanSim is used for micro simulation of the choices made by individual households and
businesses as consumers of property and services, developers as suppliers of property and the
government as a supplier of infrastructure and services. MATSim simulates the behaviour of
transportation systems from individuals pursuing their daily activity schedules such as commuting
between home and work.
UrbanSim and MATSim together simulate the dynamic interaction between government policies,
economic cycles, where people live, where they work and how they commute between home and
work across various networks over extended periods of time. This allows planners and decisionmakers to assess the likely outcome of various policy scenarios, improve long term planning for
the provision of social facilities and major investment decisions such as proposed mass transit
schemes.

3.2

Limitations and assumptions

Given that the platform was developed to aid city-wide strategic planning, the simulated results
should be considered in relation to larger urban development trends. Even though the simulation
happens roughly at a resolution of street blocks, the results are presented at a resolution of
Transportation Analysis Zones (TAZ) because that is about the resolution at which the results
start to become statistically significant.
The following modelling assumptions must be kept in mind when interpreting the results:
1. The results were obtained two years ago as part of a proof-of-concept of the technology for
the Department of Science and Technology.
2. The synthesised populations that underpin the urban simulation were still based on 2001
census data.
3. The results were based on a scenario specified by the Nelson Mandela Bay Metropolitan
Municipality directed at investigating market acceptance of mega housing projects as well as
increasing densities within the high priority public transport corridors.
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4. Probably the most important limitation of the results in the context of the Korsten
/Schauderville study area is that mass transit (including BRT developments) were not taken
into account in this early development of the model, because routes and schedules were not
available at the time.

3.3

Demarcation

The map below provides a demarcation of the four zones that were included in the ‘UrbanSim
zones’ (red boundaries). These zones provide a good match to the Census 2011 sub-places
discussed in 2.4 and to one of the 2001 sub-places (27516074 yellow boundaries) used by
UrbanSim. The southern tip of the Khulani Corridor is also shown as an overlay.
In these zones, privately-owned land adds up to 70% of the total area, public-owned land
(including schools and parks) to 25%, and vacant and unidentified land to 5%.

Figure 10 - Zones selected for UrbanSim modelling with different Knowledge Factory
clusters (A to J) shown in different colours

3.4

Urban simulation results

The results obtained by running the simulation from 2011 to 2030 forecasted very little change in
land use or number of households. Schauderville is projected to remain a neighbourhood
characterised by ‘township living’ while Korsten will largely remain a ‘middle suburbia’
neighbourhood (according to the Knowledge Factory classification). Another land use of some
significance is government (mainly schools) and community services. Note that the area was
virtually fully built up in 2001 already and that the bulk of the 5% vacant or unidentified land
referred to above was not available to UrbanSim. This could have been an error in the property
boundaries that was not detected at a city wide investigation or it could be that the land is simply
not suitable for development. The dense contour lines suggest that it might be the latter.
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Figure 11 – Change in number of households between 2011 and 2030 at resolution of
individual land parcels. Yellow indicates stagnant population, orange/red indicates
growth, and green decline
A decrease of 367 households is forecasted in the Korsten/ Schauderville area from 4189 (2011)
down to 3819 (2030).
The results also indicate an increase of 338 jobs in the ‘UrbanSim zones’ between 2011 and
2030. A breakdown by employment sector is provided in Table 2.
The biggest gain is in Manufacturing, which makes sense given the industrial area to the north of
Stanford Road as well as smaller industries with Kortsen itself (about 2% of the Korsten/
Schauderville area). The next biggest gain, in the sector Private households with employed
persons, includes domestic workers and a wide range of other home-based enterprises.

Table 2 – Change in jobs between 2011 and 2030 by employment sector
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Given that it is counter-intuitive for the population of an urban area to decrease, the following
analysis, performed recently in preparation for an update of the NMBM UrbanSim model, may
help to show that it is not at all improbable. The validation of the updated model will involve
comparing a simulation between 2001 and 2011 with what actually happened during the same
time according to census released by StatsSA. Because the sub-place boundaries changed
between the two census years, Dasymetric Mapping was used to convert the 2001 sub-place
counts to 2011 sub-place counts using a building dataset from GeoTerra Image as a proxy for
where the population was concentrated in 2001 and 2011. At the same time, all large sub-places,
which previously complicated growth comparisons, were subdivided (hexagons) so that no subplace is larger than 2.3 km2. The results of this analysis are shown in Figure 12 below for a part
of NMBM, with the Korsten/Shauderville study are marked as 1 and another area close to Njoli
Square, that registered a decline between 2001 and 2011, marked as 2. In the map red indicates
growth (with maximum of 6112 households per modified sub-place) and green indicates decline
(with maximum of -2167 households per modified sub-place).

Figure 12 – Growth (red) and decline (green) by modified sub-place between censuses of
2001 and 2011
The above goes to show that there are several areas that showed significant decline even in the
10 years between censuses. As a further control that this could not have resulted from an error
in the process of adapting the sub-place counts to modified sub-places the following map shows
a red dot for every dwelling that existed in 2002 superimposed by yellow dot for every dwelling in
2009 (according to GeoTerra Image). Where red dots remain visible the implication is that these
informal dwellings disappeared between 2002 and 2009. The disappearance of the informal
dwellings was further verified using Google Earth timeline imagery available between 2004 and
2011. It is unknown whether these households were forced to relocate by the NMBM or whether
they relocated in search of better job opportunities (to other growth points in the city or even to
other provinces).
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Figure 12 – GTI dwellings in 2002 (red dots) and in 2009 (yellow dots)

3.5

Implications for the study area

Some conclusions that can be drawn from the simulation results are:






4

Urban simulation results for the whole of NMBM (and other cities) have shown that major
densification may not necessarily occur in corridors earmarked for this purpose. As is the
case of Korsten/Schauderville, these areas are often already built-up, and developers
may choose to build outside the corridors if they are able to realise a higher return on
investment. This brings into question the potential success of the public transportation
plans of the City which will be investigated in the upgrade of the UrbanSim model (2014)
using a trip-cost model over all available modes of transport.
The study area is presently not a vibrant node that attracts much economic potential. It is
mainly a middle to low-income residential area. The forecasted decrease in households
up to 2030 may be explained by the conversion of a houses to other uses, and thus
explain the growth in job opportunities. The decline in households may also be explained
by the general out-migration that Port Elizabeth is experiencing. This decrease in
households also does not support the Nelson Mandela Bay Municipality’s proposed
densification plans for the purposes of a public transport system and it is a sobering
thought that the potential benefit of public transportation diminishes with the scarcity of
jobs to commute to.
Overall, little change is forecasted for this specific area between 2011 and 2030, thus
without any intervention, the two neighbourhoods will be resistant to change, and will
continue to function in the present way.

Conclusion: Most probable growth trajectory for the Korsten/
Schauderville node

The most probable trajectory for the Korsten/Schauderville area is slight negative growth in
households over the next 20 years, and a slight positive growth in economic and employment
opportunities.
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According to UrbanSIM, this part of the city does not have the growth potential of other parts of
the city such as Despatch and Uitenhage. Left to the private sector the situation is unlikely to
change and it would therefore require significant investment from the city, probably more than
that contemplated in Section 2.
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